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BEFORE 

THE PUBLIC SERVICE COMMISSION OF 

SOUTH CAROLINA 

DOCKET NO. 2017-__________ 

 

IN RE:  

      ) 

Application of Duke Energy Carolinas, LLC )        APPLICATION FOR 

for Approval of the Transfer and Sale of ) APPROVAL OF TRANSFER 

Property in Franklin, North Carolina  )  AND SALE OF PROPERTY 

      ) 

 

 Duke Energy Carolinas, LLC (“DEC”), hereby applies to the Public Service Commission 

of South Carolina (the “Commission”) for approval of the transfer and sale of certain real estate, 

known as the Siler Road, Macon County, Franklin, North Carolina Property (the “Property,” as 

shown on Exhibit A) that is currently included in the rate base of DEC.  The Property is located 

in the DEC service area in North Carolina.  This Application is made pursuant to S.C. Code Ann. 

Section 58-27-1300 (Supp. 2007), 26 S.C. Regs. 103-830, and other applicable rules and 

regulations of the Commission.   In support of this Application, DEC would show the following: 

 1. The name and address of the Applicant is  

 

  Duke Energy Carolinas, LLC 

  550 South Tryon Street, DEC22A 

  Charlotte, North Carolina 28202 
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 2 

 2. The name and address of the Applicant’s attorneys are: 

   

Heather Shirley Smith 

Deputy General Counsel 

Duke Energy Corporation 

40 West Broad St., Suite 690 

Greenville, South Carolina 29601 

Telephone:  (864) 370-5045 

Heather.smith@duke-energy.com 

 

and 

 

Frank R. Ellerbe, III 

SOWELL GRAY ROBINSON STEPP & LAFFITTE, LLC 

Post Office Box 11449 

Columbia, South Carolina 29211 

Telephone:  (803) 227-1112 

fellerbe@sowellgray.com 

 

 3. Copies of all pleadings, orders or correspondence in this proceeding should be 

served upon the attorneys listed above. 

 4. DEC is a public utility engaged in the generation, transmission, distribution, and 

sale of electric energy in South Carolina and is subject to the jurisdiction of this Commission. 

 5. The Property consists of certain real estate that is not required for the Company’s 

current utility operations. The property is a parcel of vacant land containing an area of 9.061 

acres or 392,040 square feet and is a portion of a larger parcel currently owned by Duke Energy 

Corporation. The Property is Tract 2 on the Boundary Survey of the Dowdle Mountain 

Substation Site attached as Exhibit A. 

 6. The Property is being sold to Braddock Way Development, LLC, a North 

Carolina limited liability company.  This transaction will not affect DEC’s ability to provide 

reliable service to its customers at just and reasonable rates. 

 7. The Property is located at Siler Road, Franklin, Macon County, North Carolina 

28734. The Property was acquired as part of a tract that was intended to serve as the site for a 
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 3 

substation for a residential neighborhood.  However, it has been determined that the substation 

will be developed on a portion of the original tract rendering the Property as surplus.  

 8.  DEC has entered a contract with Braddock Way Development, LLC to sell the 

Property for $3,600,000.00.  The Property is a parcel of vacant land containing an area of 9.061 

acres or 392,040 square feet.  The property is currently zoned R-1, Residential District; however, 

it is expected that the site will likely be rezoned to C-2SU, Secondary Commercial District 

Special Use, once requested by the new owners.  The Property has a current net book value of 

$839,290.  DEC has had the property appraised by Integra Realty Resources of Raleigh.  That 

company determined the Fair Market Value of the Property to be $2,980,000 as of February 28, 

2017.  A copy of the appraisal letter and the appraisal is attached as Exhibit B.  

 9. The original cost of the Property being sold will be credited as a reduction of the 

amount carried upon the books of the Company under Account 101, “Electric Plant in Service.”  

The difference between the sales price and the original cost of the non-depreciable Property will 

be applied to Account 421.10, “Gain on Disposition of Property.”  

 10. The South Carolina Office of Regulatory Staff has been served with a copy of this 

application and exhibits. S.C. Code Ann. Section 58-27-1300 provides that an electric utility 

must first obtain Commission approval prior to selling or otherwise transferring utility property 

with a fair market value greater than $1 million. Therefore, DEC applies to the Commission for 

permission to sell the Property. 

 11. Applicant requests that this Commission: (i) approve this matter at the next 

appropriate weekly agenda session; (ii) issue an appropriate order approving the relief sought in 

the Company’s Application; and (iii) grant such other and further relief as this Commission may 

deem just and proper. 
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 4 

  WHEREFORE, Applicant prays that, pursuant to S.C. Code Section 58-27-1300, (Supp. 

2007) and other applicable rules and regulations, the Commission enter an order approving the 

transfer and sale of the Property. 

   Dated this 30th day of August, 2017. 

 

      Heather Shirley Smith, Esquire 

      Deputy General Counsel 

      Duke Energy Progress, LLC 

      550 South Tryon Street/DEC45A 

      Charlotte, NC  28201 

      Telephone:  (980) 373-7725 

      Heather.smith@duke-energy.com 

 

      and    

              

    s/Frank R. Ellerbe, III    

    Frank R. Ellerbe III, Esquire 

    SOWELL GRAY ROBINSON STEPP & LAFFITTE, LLC 

Post Office Box 11449 

  Columbia, South Carolina 29211 

  Telephone:  (803) 227-1112 

  fellerbe@sowellgray.com 

    

      Attorneys for Duke Energy Carolinas, LLC 
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EXHIBIT A 

 

 

 

(DOWDLE MOUNTAIN EXCESS LAND EXHIBIT) 
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Alliance Land Surveying, PC
703 West Main St.
Sylva, NC 28779

Office Phone: (828) 586-5256
Corporate # C-3302
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EXHIBIT B 

 

 

 

 

 

 
 

 

 

 

 

 

 

APPRAISAL LETTER 

AND APPRAISAL 
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Integra Realty Resources 
Raleigh 

Appraisal of Real Property 

Land 
Vacant Land 
Siler Road 
Franklin, Macon County, North Carolina 28734 

Prepared For: 
Duke Energy Corporation 

Effective Date of the Appraisal: 
February 28, 2017 

Report Format: 
Appraisal Report – Standard Format 

IRR - Raleigh 
File Number: 167-2017-0081 
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Land 
Siler Road 
Franklin, North Carolina 
 

Land

Siler Road

Franklin, North Carolina
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Integra Realty Resources 8382 Six Forks Road T 919.847.1717 
Charlotte|Raleigh|Columbia| Suite 200 F 919.847.1714 
Greensboro|Charleston Raleigh, NC 27615 www.irr.com 
   

 

March 3, 2017 
 
 
Ms. Patricia Sutton 
Duke Energy Corporation 
550 S. Tryon St. 
Charlotte, NC 28202 
 
SUBJECT: Market Value Appraisal 
  Land 
  Siler Road 
  Franklin, Macon County, North Carolina 28734 
  IRR - Raleigh File No. 167-2017-0081 
 
Dear Ms. Sutton: 

Integra Realty Resources – Raleigh is pleased to submit the accompanying appraisal of the 
referenced property. The purpose of the appraisal is to develop an opinion of the market 
value as is of the fee simple interest in the property. The client for the assignment is Duke 
Energy Corporation, and the intended use is for asset valuation purposes. 

The subject is a parcel of vacant land containing an area of 9.00 acres or 392,040 square 
feet. The property is currently zoned R-1, Residential District; however, based on 
conversations with Mr. Justin Setzer, Town Planner, the site will likely be rezoned to C-2SU, 
Secondary Commercial District Special Use, once requested by the owners. The C-2SU 
District is established to provide for general commercial activities, for those uses requiring 
easy vehicular access, circulation and parking, and larger lot areas than found in the C-1 
Commercial District. This district promotes a broad range of commercial operations and 
services necessary for the operation of the town and surrounding areas. 

The appraisal is intended to conform with the Uniform Standards of Professional Appraisal 
Practice (USPAP), the Code of Professional Ethics and Standards of Professional Appraisal 
Practice of the Appraisal Institute, and applicable state appraisal regulations. The appraisal 
is also prepared in accordance with the appraisal regulations issued in connection with the 
Financial Institutions Reform, Recovery and Enforcement Act (FIRREA). 
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Ms. Patricia Sutton 
Duke Energy Corporation 
March 3, 2017 
Page 2 
 
 

 

To report the assignment results, we use the Appraisal Report option of Standards Rule 2-
2(a) of USPAP. As USPAP gives appraisers the flexibility to vary the level of information in an 
Appraisal Report depending on the intended use and intended users of the appraisal, we 
adhere to the Integra Realty Resources internal standards for an Appraisal Report – 
Standard Format. This format summarizes the information analyzed, the appraisal methods 
employed, and the reasoning that supports the analyses, opinions, and conclusions. 

Based on the valuation analysis in the accompanying report, and subject to the definitions, 
assumptions, and limiting conditions expressed in the report, our opinion of value is as 
follows: 

Value Conclusion

Appraisal Premise Interest Appraised Date of Value Value Conclusion

Market Value As Is Fee Simple February 28, 2017 $2,980,000
 

Extraordinary Assumptions and Hypothetical Conditions

1. The subject land area is a portion of a larger parcel currently owned by Duke Energy Corporation. We have relied 

on information provided by the client stating that the subject land area to be appraised is 9.00 acres as drawn 

on the "Dowdle Mountain Excess Land Exhibit" which we have included in this report. We assume the land area 

is correct and there are no adverse easements or restrictions that would apply to the subject property.

2. Based on conversations with Mr. Justin Setzer, Town Planner, the site will  l ikely be rezoned to C-2SU once 

requested by the owners.

3. Based on conversations with Mr. Tommy Jenkins, Macon County EDC Director, the subject's 9 acres stil l  has a 

portion of land area that is deed restricted for residential use. Mr. Jenkins said that a survey and study would 

need to be conducted, but he estimates that approximately two acres are affected. Although requested, a survey 

was not provided and the deed history of the subject property could not be determined. We recommend a title 

search be completed, but for purposes of our analysis we have assumed that 2.0 acres of the 9.0 acres are deed 

restricted and prohibited for commercial use.

1. There are none.

The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A 

hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but is supposed 

for the purpose of analysis.

The value conclusions are subject to the following extraordinary assumptions that may affect the assignment 

results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be 

false as of the effective date of the appraisal, we reserve the right to modify our value conclusions.
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Ms. Patricia Sutton 
Duke Energy Corporation 
March 3, 2017 
Page 3 
 
 

 

If you have any questions or comments, please contact the undersigned. Thank you for the 
opportunity to be of service. 

Respectfully submitted, 

INTEGRA REALTY RESOURCES - RALEIGH 

  
J. Todd Neal, MAI 
Certified General Real Estate Appraiser 
North Carolina Certificate # A7213 
Telephone: 704.206.8274 
Email: tneal@irr.com 

M. Scott Smith, MAI 
State Certified General Real Estate Appraiser 
North Carolina Certificate # A7627 
Telephone: (919)847-1717 
Email: ssmith@irr.com 
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Summary of Salient Facts and Conclusions 1 

Land 

Summary of Salient Facts and Conclusions 

Property Name

Address

Property Type

Owner of Record

Tax ID

Land Area 9.00 acres; 392,040 SF

Zoning Designation

Highest and Best Use

Exposure Time; Marketing Period 12 months; 12 months

Effective Date of the Appraisal February 28, 2017

Date of the Report March 3, 2017

Property Interest Appraised

Sales Comparison Approach

Number of Sales 4

Range of Sale Dates Aug 15 to Dec 16

Range of Prices per SF (Unadjusted) $8.42 - $11.54

Market Value Conclusion $2,980,000 ($7.60/SF)

The values reported above are subject to the definitions, assumptions, and limiting conditions set forth in the accompanying report of which this 

summary is a part. No party other than Duke Energy Corporation may use or rely on the information, opinions, and conclusions contained in the 

report. It is assumed that the users of the report have read the entire report, including all of the definitions, assumptions, and limiting 

conditions contained therein.

R-1 (Likely to be rezoned to C-2SU), Residential District 

(rezoned to Secondary Commercial Special Use)

Retail use

Fee Simple

Duke Energy Corporation

Portion of 6594-33-7105

Land

Siler Road

Franklin, Macon County, North Carolina  28734

Land - Other

 

Extraordinary Assumptions and Hypothetical Conditions

1. The subject land area is a portion of a larger parcel currently owned by Duke Energy Corporation. We have relied 

on information provided by the client stating that the subject land area to be appraised is 9.00 acres as drawn 

on the "Dowdle Mountain Excess Land Exhibit" which we have included in this report. We assume the land area 

is correct and there are no adverse easements or restrictions that would apply to the subject property.

2. Based on conversations with Mr. Justin Setzer, Town Planner, the site will  l ikely be rezoned to C-2SU once 

requested by the owners.

3. Based on conversations with Mr. Tommy Jenkins, Macon County EDC Director, the subject's 9 acres stil l  has a 

portion of land area that is deed restricted for residential use. Mr. Jenkins said that a survey and study would 

need to be conducted, but he estimates that approximately two acres are affected. Although requested, a survey 

was not provided and the deed history of the subject property could not be determined. We recommend a title 

search be completed, but for purposes of our analysis we have assumed that 2.0 acres of the 9.0 acres are deed 

restricted and prohibited for commercial use.

1. There are none.

The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A 

hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but is supposed 

for the purpose of analysis.

The value conclusions are subject to the following extraordinary assumptions that may affect the assignment 

results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be 

false as of the effective date of the appraisal, we reserve the right to modify our value conclusions.
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Quality Assurance 2 

Land 

Quality Assurance 

Delivering superior value is a top priority at IRR and we place a premium on feedback from our valued 
clients. By learning more about your experience with IRR, we will be better able to serve your needs – 
to enhance our products, service offerings, and client communications. 

Attached is a short survey applicable to this appraisal report and the service that you received. Please 
take a few minutes to share your experience of IRR with us. Your feedback will be reviewed by our 
Quality Control team. If you desire a follow-up telephone call, please provide your contact information 
and a member of our Quality Control team will contact you. 

Access the online survey here: quality.irr.com. 

Thank you in advance for assisting us with this important endeavor. Please feel free to contact your 
Local Office using the contact information provided within the letter of transmittal or our Quality 
Control team at quality@irr.com, with any questions or suggestions you may have. 
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General Information 3 

Land 

General Information 

Identification of Subject 
The subject is a parcel of vacant land containing an area of 9.00 acres or 392,040 square feet. The 
property is currently zoned R-1, Residential District; however, based on conversations with Mr. Justin 
Setzer, Town Planner, the site will likely be rezoned to C-2SU, Secondary Commercial District Special 
Use, once requested by the owners. The C-2SU District is established to provide for general 
commercial activities, for those uses requiring easy vehicular access, circulation and parking, and 
larger lot areas than found in the C-1 Commercial District. This district promotes a broad range of 
commercial operations and services necessary for the operation of the town and surrounding areas. A 
legal description of the property is in the addenda. 

Property Identification

Property Name Land

Address Siler Road

Franklin, North Carolina  28734

Tax ID Portion of 6594-33-7105

Owner of Record Duke Energy Corporation

Census Tract Number 9706
 

Sale History 
The current owners have acquired and assembled the subject land area in multiple transactions dating 
back to around 1984 according to conversations with Mr. Keith McGuinness, Senior Land Strategist for 
Duke Energy.  

We could not locate all the deed references related to the subject land area and recommend a title 
search. To the best of our knowledge, no sale or transfer of ownership has taken place within a three-
year period prior to the effective appraisal date. 

Pending Transactions 
To the best of our knowledge, the property is not subject to an agreement of sale or an option to buy, 
nor is it listed for sale, as of the effective appraisal date. We are aware that the owner has been 
approached with an offer to purchase 14 acres (which includes the subject nine acres) for $3,000,000, 
or $4.92 per square foot. Based on our market value conclusion, the offer to purchase is below 
market. 

Purpose of the Appraisal 
The purpose of the appraisal is to develop an opinion of the market value as is of the fee simple 
interest in the property as of the effective date of the appraisal, February 28, 2017. The date of the 
report is March 3, 2017. The appraisal is valid only as of the stated effective date or dates. 
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General Information 4 

Land 

Definition of Market Value 
Market value is defined as: 

“The most probable price which a property should bring in a competitive and open market under all 
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and 
assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of 
a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 

 Buyer and seller are typically motivated; 

 Both parties are well informed or well advised, and acting in what they consider their own 
best interests; 

 A reasonable time is allowed for exposure in the open market; 

 Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 
comparable thereto; and 

 The price represents the normal consideration for the property sold unaffected by special or 
creative financing or sales concessions granted by anyone associated with the sale.” 

(Source: Code of Federal Regulations, Title 12, Chapter I, Part 34.42[g]; also Interagency Appraisal and 
Evaluation Guidelines, Federal Register, 75 FR 77449, December 10, 2010, page 77472) 

Definition of As Is Market Value  
As is market value is defined as, “The estimate of the market value of real property in its current 
physical condition, use, and zoning as of the appraisal date.” 

(Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal 
Institute, 2015); also Interagency Appraisal and Evaluation Guidelines, Federal Register, 75 FR 77449, 
December 10, 2010, page 77471) 

Definition of Property Rights Appraised 
Fee simple estate is defined as, “Absolute ownership unencumbered by any other interest or estate, 
subject only to the limitations imposed by the governmental powers of taxation, eminent domain, 
police power, and escheat.” 

Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal 
Institute, 2015) 

Intended Use and User 
The intended use of the appraisal is for asset valuation purposes. The client and intended user is Duke 
Energy Corporation. The appraisal is not intended for any other use or user. No party or parties other 
than Duke Energy Corporation may use or rely on the information, opinions, and conclusions 
contained in this report.  
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General Information 5 

Land 

Applicable Requirements 
This appraisal is intended to conform to the requirements of the following: 

 Uniform Standards of Professional Appraisal Practice (USPAP); 

 Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal 
Institute; 

 Applicable state appraisal regulations; 

 Appraisal requirements of Title XI of the Financial Institutions Reform, Recovery and 
Enforcement Act of 1989 (FIRREA), revised June 7, 1994; 

 Interagency Appraisal and Evaluation Guidelines issued December 10, 2010; 

Report Format 
This report is prepared under the Appraisal Report option of Standards Rule 2-2(a) of USPAP. As 
USPAP gives appraisers the flexibility to vary the level of information in an Appraisal Report depending 
on the intended use and intended users of the appraisal, we adhere to the Integra Realty Resources 
internal standards for an Appraisal Report – Standard Format. This format summarizes the information 
analyzed, the appraisal methods employed, and the reasoning that supports the analyses, opinions, 
and conclusions. 

Prior Services 
USPAP requires appraisers to disclose to the client any other services they have provided in 
connection with the subject property in the prior three years, including valuation, consulting, property 
management, brokerage, or any other services. We have not performed any services, as an appraiser 
or in any other capacity, regarding the property that is the subject of this report within the three-year 
period immediately preceding acceptance of this assignment. 

Scope of Work 
To determine the appropriate scope of work for the assignment, we considered the intended use of 
the appraisal, the needs of the user, the complexity of the property, and other pertinent factors. Our 
concluded scope of work is described below. 

Valuation Methodology 

Appraisers usually consider the use of three approaches to value when developing a market value 
opinion for real property. These are the cost approach, sales comparison approach, and income 
capitalization approach. Use of the approaches in this assignment is summarized as follows: 

Approaches to Value

Approach Applicability to Subject Use in Assignment

Cost Approach Not Applicable Not Utilized

Sales Comparison Approach Applicable Utilized

Income Capitalization Approach Not Applicable Not Utilized
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General Information 6 

Land 

We use only the sales comparison approach in developing an opinion of value for the subject. This 
approach is applicable to the subject because there is an active market for similar properties, and 
sufficient sales data is available for analysis. 

The cost approach is not applicable because there are no improvements that contribute value to the 
property, and the income approach is not applicable because the subject is not likely to generate 
rental income in its current state. 

Research and Analysis 

The type and extent of our research and analysis is detailed in individual sections of the report. This 
includes the steps we took to verify comparable sales, which are disclosed in the comparable sale 
profile sheets in the addenda to the report. Although we make an effort to confirm the arms-length 
nature of each sale with a party to the transaction, it is sometimes necessary to rely on secondary 
verification from sources deemed reliable. 

Inspection 

J. Todd Neal, MAI, conducted an on-site inspection of the property on February 28, 2017. M. Scott 
Smith, MAI, did not inspect the subject property, but did review the report and concurs with the 
analysis and value conclusion. 
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Macon County Area Analysis 7 

Land 

Economic Analysis 

Macon County Area Analysis 
Macon County is located in western North Carolina.  The county is approximately 516 square miles in 
size and has a population density of 67 persons per square mile.   

Population 

Macon County has an estimated 2016 population of 34,489, which represents an average annual 0.3% 
increase over the 2010 census of 33,922. Macon County added an average of 95 residents per year 
over the 2010-2016 period, but its annual growth rate lagged the State of North Carolina rate of 0.9%. 

Looking forward, Macon County's population is projected to increase at a 0.5% annual rate from 2016-
2021, equivalent to the addition of an average of 190 residents per year.  Macon County's growth rate 
is expected to lag that of North Carolina, which is projected to be 1.0%. 

 

Employment 

Total employment in Macon County is currently estimated at 10,782 jobs. Between year-end 2005 and 
the present, employment declined by 459 jobs, equivalent to a 4.1% loss over the entire period. There 
were declines in employment in five out of the past ten years, influenced in part by the national 
economic downturn and slow recovery. Although many areas suffered declines in employment over 
the last decade, Macon County underperformed North Carolina, which experienced an increase in 
employment of 8.2% or 322,843 jobs over this period. 

A comparison of unemployment rates is another way of gauging an area’s economic health.  Over the 
past decade, the Macon County unemployment rate has been generally higher than that of North 
Carolina, with an average unemployment rate of 7.8% in comparison to a 7.4% rate for North Carolina.  
A higher unemployment rate is a negative indicator. 

Recent data shows that the Macon County unemployment rate is 5.2% in comparison to a 5.0% rate 
for North Carolina, a negative sign that is consistent with the fact that Macon County has 
underperformed North Carolina in the rate of job growth over the past two years. 
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Macon County Area Analysis 8 

Land 

 

Employment Sectors 

The composition of the Macon County job market is depicted in the following chart, along with that of 
North Carolina. Total employment for both areas is broken down by major employment sector, and 
the sectors are ranked from largest to smallest based on the percentage of Macon County jobs in each 
category. 
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Land 

 

Macon County has greater concentrations than North Carolina in the following employment sectors: 

1. Trade; Transportation; and Utilities, representing 19.8% of Macon County payroll employment 
compared to 19.5% for North Carolina as a whole. This sector includes jobs in retail trade, 
wholesale trade, trucking, warehousing, and electric, gas, and water utilities. 

2. Government, representing 17.2% of Macon County payroll employment compared to 16.6% 
for North Carolina as a whole. This sector includes employment in local, state, and federal 
government agencies. 

3. Leisure and Hospitality, representing 16.4% of Macon County payroll employment compared 
to 10.8% for North Carolina as a whole. This sector includes employment in hotels, 
restaurants, recreation facilities, and arts and cultural institutions. 

Macon County is underrepresented in the following sectors: 

1. Professional and Business Services, representing 12.5% of Macon County payroll employment 
compared to 14.2% for North Carolina as a whole. This sector includes legal, accounting, and 
engineering firms, as well as management of holding companies. 

2. Manufacturing, representing 4.4% of Macon County payroll employment compared to 11.0% 
for North Carolina as a whole. This sector includes all establishments engaged in the 
manufacturing of durable and nondurable goods. 

Employment Sectors - 2015

19.8%

17.2%

16.4%

14.2%

12.5%

7.4%

4.4%

3.7%

3.1%

1.0%
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16.6%

10.8%

13.3%

14.2%
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5.1%
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Macon County North Carolina

Source: Bureau of Labor Statistics and Economy.com
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Macon County Area Analysis 10 

Land 

3. Financial Activities, representing 3.7% of Macon County payroll employment compared to 
5.1% for North Carolina as a whole. Banking, insurance, and investment firms are included in 
this sector, as are real estate owners, managers, and brokers. 

Major Employers 

Major employers in Macon County are shown in the following table. 

 

Household Income 

Macon County has a considerably lower level of household income than North Carolina. Median 
household income for Macon County is $38,720, which is 19.0% less than the corresponding figure for 
North Carolina.  

 

The following chart shows the distribution of households across twelve income levels. Macon County 
has a greater concentration of households in the lower income levels than North Carolina. Specifically, 
46% of Macon County households are below the $35,000 level in household income as compared to 
37% of North Carolina households. A lesser concentration of households is apparent in the higher 
income levels, as 20% of Macon County households are at the $75,000 or greater levels in household 
income versus 30% of North Carolina households. 
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Education and Age 

Residents of Macon County have a lower level of educational attainment than those of North Carolina. 
An estimated 21% of Macon County residents are college graduates with four-year degrees, versus 
28% of North Carolina residents. People in Macon County are older than their North Carolina 
counterparts. The median age for Macon County is 49 years, while the median age for North Carolina 
is 38 years. 

 

Household Income Distribution - 2016
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Source: The Nielsen Company

Education & Age - 2016

Source: The Nielsen Company
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Conclusion 

The Macon County economy will be affected by a growing population base and lower income and 
education levels. Macon County experienced a decline in the number of jobs, and had a generally 
higher unemployment rate than North Carolina over the past decade.  On balance, we anticipate that 
growth in the Macon County economy will be limited, resulting in only a modest level of demand for 
real estate in general. 

Area Map 
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Surrounding Area Analysis 

Location 

The subject is located in the central portion of Macon County, in the town of Franklin. The immediate 
area has been infused with new commercial activity since the construction of the Walmart 
Supercenter in 2012.  

Access and Linkages 

Primary highway access to the area is via US Highways 64, 23, and 441. The subject is located on US 
Highway 23. Public transportation is not provided to the market area. Overall, the primary mode of 
transportation in the area is the automobile. Overall, access to the subject neighborhood is considered 
average.  

Demand Generators 

Major employers include Macon County Public Schools, Drake Enterprises, Macon County, Angel 
Medical Center, and Walmart. The primary demand generator for the area is based on the mountains 
and recreational activities. The local area is known for the Appalachian Mountains, the Nantahala 
National Forest, and activities such as golf, fishing, rafting, biking, motorcycling, hiking, and camping. 

Demographics 

A demographic profile of the surrounding area, including population, households, and income data, is 
presented in the following table. 

 

As shown above, the current population within a 3-mile radius of the subject is 9,990, and the average 
household size is 2.3. Population in the area has grown since the 2010 census, and this trend is 
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projected to continue over the next five years. Compared to Macon County overall, the population 
within a 3-mile radius is projected to grow at a slower rate. 

Median household income is $33,068, which is lower than the household income for Macon County. 
Residents within a 3-mile radius have a lower level of educational attainment than those of Macon 
County, while median owner occupied home values are considerably lower. 

Land Use 

The area is small town in character and approximately 50% developed. Predominant land uses are 
retail, vacant land, and single-family residential. During the last five years, development has been 
primarily of retail and commercial uses. 

Outlook and Conclusions 

The area is in the growth stage of its life cycle. We anticipate that property values will increase in the 
near future. 

Surrounding Area Map 
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Property Analysis 

Land Description and Analysis 

Land Description

Land Area 9.00 acres; 392,040 SF

Source of Land Area Land exhibit provided by Client

Primary Street Frontage Siler Road

Secondary Street Frontage Sylva Road

Shape Irregular

Corner Yes

Topography Generally level and at street grade

Drainage No problems reported or observed

Environmental Hazards None reported or observed

Ground Stability No problems reported or observed

Flood Area Panel Number 37113C6594J

Date May 4, 2009

Zone X

Description Outside of 500-year floodplain

Insurance Required? No

Zoning; Other Regulations

Zoning Jurisdiction Town of Franklin

Zoning Designation R-1 (Likely to be rezoned to C-2SU)

Description Residential District (rezoned to Secondary Commercial Special Use)

Legally Conforming? Appears to be legally conforming

Zoning Change Likely? Yes

Permitted Uses Based on conversations with Mr. Justin Setzer, Town Planner, the site will  l ikely be rezoned 

to C-2SU once requested by the owners. The C-2SU District is established to provide for 

general commercial activities, for those uses requiring easy vehicular access, circulation 

and parking, and larger lot areas than found in the C-1 Commercial District. This district 

promotes a broad range of commercial operations and services necessary for the 

operation of the town and surrounding ares.

Minimum Lot Area 8,000 square feet

Minimum Setbacks (Feet) Front - 10'; Rear - 10'; Side - 10'

Maximum Building Height 65'

Other Land Use Regulations Based on conversations with Mr. Tommy Jenkins, Macon County EDC Director, the 

subject's nine acres stil l  has a portion of land area that is deed restricted for residential 

use only. Mr. Jenkins said that a survey and study would need to be conducted, but he 

estimates that approximately two acres are affected.

Utilities

Service Provider

Water Town of Franklin

Sewer Town of Franklin

Electricity Duke Energy

Natural Gas Toccoa Natural Gas

Local Phone Various Providers
 

We are not experts in the interpretation of zoning ordinances. An appropriately qualified land use 
attorney should be engaged if a determination of compliance with zoning is required. 
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Easements, Encroachments and Restrictions 

We were not provided a current title report to review. Based on conversations with Mr. Tommy 
Jenkins, Macon County EDC Director, the subject's nine acres have a portion of land area that is deed 
restricted for residential use only. Mr. Jenkins said that a survey and study would need to be 
conducted, but he estimates that approximately two acres are affected. We are not aware of any 
other easements, encroachments, or restrictions that would adversely affect value. Our valuation 
assumes no adverse impacts from easements, encroachments, or restrictions, and further assumes 
that the subject has clear and marketable title. 

Conclusion of Land Analysis 

Overall, the physical characteristics of the site and the availability of utilities result in functional utility 
suitable for a variety of uses including those permitted by zoning. We are not aware of any other 
particular restrictions on development. 

Tax Map 

 
 

Note that the subject land area is a portion of a larger parcel. The subject land area is outlined in 
yellow in the map above and the following maps. 
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Topography Map 
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Aerial Map 
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Flood Map 

 
 

Land Description and Analysis 19

Flood Map
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Land Exhibit 

  

Land Description and Analysis 20

Land Exhibit
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View of Subject 
(Photo Taken on February 28, 2017) 

 View of Subject 
(Photo Taken on February 28, 2017) 

 

 

 
View of Subject 
(Photo Taken on February 28, 2017) 

 View of Subject 
(Photo Taken on February 28, 2017) 

 

 

 
View of Subject 
(Photo Taken on February 28, 2017) 

 View of Subject 
(Photo Taken on February 28, 2017)  
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View of Subject 
(Photo Taken on February 28, 2017) 

 View of Subject 
(Photo Taken on February 28, 2017) 

 

 

 
Looking Southwest Along Siler Road 
(Photo Taken on February 28, 2017) 

 Looking Northeast Along Siler Road 
(Photo Taken on February 28, 2017) 
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Land 

Real Estate Taxes 
The real estate tax assessment of the subject is administered by Macon County. The tax rates are 
based on 100.0% of the assessed value and are based on 100.0% of the market value for tax purposes. 
All North Carolina counties must revalue property at least once every eight years. The most recent 
revaluation of the subject property occurred January 1, 2015. The next scheduled revaluation is 
January 1, 2019. 

Estimated real estate taxes and assessments for the current tax year are shown in the following table. 

Taxes and Assessments - 2017

Assessed Value  Taxes and Assessments

Tax ID Land Improvements Total Tax Rate

Ad Valorem 

Taxes Direct Assessments Total

Portion of 6594-33-7105 $1,037,430 $0 $1,037,430 0.401370% $4,164 $0 $4,164
 

The composite tax rate for the subject property for the 2016 tax year was $0.3935 per $100 of 
assessed value. The 2017 tax rates have not been released. We have estimated a 2.0% increase in the 
tax rate for the 2017 tax year. Therefore, the 2017 tax rate is estimated to be $0.40137 per $100 of 
assessed value and the real estate tax liability is $4,164. Note that the current owners are tax exempt. 

Based on the concluded market value of the subject, the assessed value is low. The low assessment is 
likely due to the subject’s current residential zoning classification. 
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Highest and Best Use 

Process 

Before a property can be valued, an opinion of highest and best use must be developed for the subject 
site, both as vacant, and as improved. By definition, the highest and best use must be: 

 Physically possible. 

 Legally permissible under the zoning regulations and other restrictions that apply to the site. 

 Financially feasible. 

 Maximally productive, i.e., capable of producing the highest value from among the 
permissible, possible, and financially feasible uses. 

As Vacant 

Physically Possible 

The physical characteristics of the site do not appear to impose any unusual restrictions on 
development. Overall, the physical characteristics of the site and the availability of utilities result in 
functional utility suitable for a variety of uses.  

Legally Permissible 

The site is currently zoned R-1, Residential District; however, it is likely to be rezoned to C-2SU, 
Secondary Commercial Special Use District, based on conversations with Mr. Justin Setzer, Town 
Planner. Based on conversations with Mr. Tommy Jenkins, Macon County EDC Director, the subject's 
nine acres have a portion of land area that is deed restricted for residential use only. Mr. Jenkins said 
that a survey and study would need to be conducted, but he estimates that approximately two acres 
are affected and even though zoning may change, these two acres would continue to be deed 
restricted. 

To our knowledge, there are no other legal restrictions such as easements or deed restrictions that 
would effectively limit the use of the property. Given prevailing land use patterns in the area, only 
retail use is given further consideration for the seven acres that are not deed restricted in determining 
highest and best use of the site, as though vacant. We have considered the two acres that will be 
impacted by the residential deed restriction to have limited utility use. It is not clear at this point 
without a title search as to how this land area could be used. Therefore, we have applied only thirty 
percent of the retail land value to this land area due to the risks and unknown uses of this area. 

Financially Feasible 

Based on our analysis of the market, there is currently adequate demand for retail use in the subject’s 
area. It appears that a newly developed retail use on the site would have a value commensurate with 
its cost. Therefore, retail use is considered to be financially feasible. 
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Maximally Productive 

There does not appear to be any reasonably probable use of the site that would generate a higher 
residual land value than retail use. Accordingly, it is our opinion that retail use, developed to the 
normal market density level permitted by zoning, is the maximally productive use of the property. 

Conclusion 

Development of the site for retail use is the only use that meets the four tests of highest and best use. 
Therefore, it is concluded to be the highest and best use of the property as vacant. Note that the two 
acres negatively impacted by the deed restriction has a limited utility use that will be factored into our 
analysis. 

As Improved 

No improvements are situated on the subject. Therefore, a highest and best analysis as improved is 
not applicable. 

Most Probable Buyer 

Taking into account the functional utility of the site and area development trends, the probable buyer 
is an owner-user, or a local or regional investor. 
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Land 

Valuation 

Valuation Methodology 
Appraisers usually consider three approaches to estimating the market value of real property. These 
are the cost approach, sales comparison approach and the income capitalization approach. 

The cost approach assumes that the informed purchaser would pay no more than the cost of 
producing a substitute property with the same utility. This approach is particularly applicable when 
the improvements being appraised are relatively new and represent the highest and best use of the 
land or when the property has unique or specialized improvements for which there is little or no sales 
data from comparable properties. 

The sales comparison approach assumes that an informed purchaser would pay no more for a 
property than the cost of acquiring another existing property with the same utility. This approach is 
especially appropriate when an active market provides sufficient reliable data. The sales comparison 
approach is less reliable in an inactive market or when estimating the value of properties for which no 
directly comparable sales data is available. The sales comparison approach is often relied upon for 
owner-user properties. 

The income capitalization approach reflects the market’s perception of a relationship between a 
property’s potential income and its market value. This approach converts the anticipated net income 
from ownership of a property into a value indication through capitalization. The primary methods are 
direct capitalization and discounted cash flow analysis, with one or both methods applied, as 
appropriate. This approach is widely used in appraising income-producing properties. 

Reconciliation of the various indications into a conclusion of value is based on an evaluation of the 
quantity and quality of available data in each approach and the applicability of each approach to the 
property type. 

The methodology employed in this assignment is summarized as follows: 

Approaches to Value

Approach Applicability to Subject Use in Assignment

Cost Approach Not Applicable Not Utilized

Sales Comparison Approach Applicable Utilized

Income Capitalization Approach Not Applicable Not Utilized
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Sales Comparison Approach 
To develop an opinion of the subject’s land value, as if vacant and available to be developed to its 
highest and best use, we utilize the sales comparison approach. This approach develops an indication 
of value by researching, verifying, and analyzing sales of similar properties. 

Our sales research focused on transactions within the following parameters: 

 Location: Macon County; however, there have been few comparable sized commercial land 
transactions in the immediate area. We interviewed several local brokers and market 
participants, as well as conducted searches and found limited comparables in the area. 
Therefore, we broadened our search to include other tertiary markets in North Carolina and 
Georgia. 

 Size: 5 to 15 acres 

 Use: Retail and commercial uses 

 Transaction Date: Prior three year period 

For this analysis, we use price per square foot as the appropriate unit of comparison because market 
participants typically compare sale prices and property values on this basis. The most relevant sales 
are summarized in the following table. 
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Summary of Comparable Land Sales

No. Name/Address

Sale

Date;

Status Sale Price

SF;

Acres Zoning

$/SF

Land

1 Dawson Marketplace Land Dec-16 $4,650,000 405,108 $11.48

3862 Dawson Forest Rd. Closed 9.30

Dawsonville

Dawson County

GA

2 7.51 Acres Land Nov-15 $3,775,000 327,136 $11.54

273-295 Long Shoals Rd Closed 7.51

Arden

Buncombe County

NC

3 Ingles Land Nov-15 $5,546,000 567,587 $9.77

1281 Georgia Rd. Closed 13.03

Franklin

Macon County

NC

4 8.737 Acres of Commercial Land Aug-15 $3,204,000 380,584 $8.42

421 Airport Rd. Closed 8.74

Arden

Buncombe County

NC

Subject 392,040

Land 9.00

Franklin, NC

Highway Commercial

Employment District

General Commercial

Residential District (rezoned to 

Secondary Commercial Special 

Use)

Comments: Sale of a vacant land site at the corner of Dawson Forest Road and US 19 in Dawsonville, GA.  Site had a small house 

on site at the time of sale. Buyer plans on subdividing or holding on for investment purposes.

Comments: Commercial property fronting Long Shoals Road with 27,000 average vehicles per day. Next to Ingles and across from 

Biltmore park.One quarter mile from I-26.

Comments: Bought to build Ingles SuperMarket

Comments: The property was subdivided into 4 parcels which are still under the MPG Kernersville, LLC ownership and proposed to 

be developed with a Hobby Lobby and retail strip center.
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Comparable Land Sales Map 
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Comparable Land Sales Map
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Sales Comparison Approach 30 

Land 

 

Sale 1 
Dawson Marketplace Land 

Sale 2 
7.51 Acres Land 

Sale 3 
Ingles Land 

Sale 4 
8.737 Acres of Commercial Land 
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Sales Comparison Approach 31 

Land 

Analysis and Adjustment of Sales 

The sales are compared to the subject and adjusted to account for material differences that affect 
value. Adjustments are considered for the following factors, in the sequence shown below. 

Adjustment Factor Accounts For Comments 

Effective Sale Price Atypical economics of a transaction, 
such as demolition cost or 
expenditures by buyer at time of 
purchase. 

No adjustments required. 

Real Property Rights Fee simple, leased fee, leasehold, 
partial interest, etc. 

No adjustments required. 

Financing Terms Seller financing, or assumption of 
existing financing, at non-market 
terms. 

No adjustments required. 

Conditions of Sale Extraordinary motivation of buyer 
or seller, assemblage, forced sale. 

No adjustments required. 

Market Conditions Changes in the economic 
environment over time that affect 
the appreciation and depreciation 
of real estate. 

An annual upward adjustment of 
2.0% was applied for improving 
market conditions over the period. 

Location Market or submarket area 
influences on sale price; 
surrounding land use influences. 

All four sales were given downward 
adjustments for their superior 
locations.  

Access/Exposure Convenience to transportation 
facilities; ease of site access; 
visibility; traffic counts. 

No adjustments required. 

Size Inverse relationship that often 
exists between parcel size and unit 
value. 

No adjustments required. 

Shape and 
Topography 

Primary physical factors that affect 
the utility of a site for its highest 
and best use. 

No adjustments required. 

Zoning Government regulations that affect 
the types and intensities of uses 
allowable on a site. 

We will make a bottom line 
adjustment for the subject’s two 
acres of deed restricted land that 
only allows for residential uses. 

Utilities Access to public utilities such as 
water and sewer. 

No adjustments required. 
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Sales Comparison Approach 32 

Land 

The following table summarizes the adjustments we make to each sale. 

Land Sales Adjustment Grid 
Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4

Name Land Dawson Marketplace 

Land

7.51 Acres Land Ingles Land 8.737 Acres of 

Commercial Land

Address Siler Road 3862 Dawson Forest 

Rd. 

273-295 Long Shoals 

Rd 

1281 Georgia Rd. 421 Airport Rd. 

City Franklin Dawsonville Arden Franklin Arden

County Macon Dawson Buncombe Macon Buncombe

State North Carolina GA NC NC NC

Sale Date Dec-16 Nov-15 Nov-15 Aug-15

Sale Status Closed Closed Closed Closed

Sale Price $4,650,000 $3,775,000 $5,546,000 $3,204,000

Square Feet 392,040 405,108 327,136 567,587 380,584

Acres 9.00 9.30 7.51 13.03 8.74

Shape Irregular Irregular Irregular Irregular Irregular

Topography Level Level Level Gently Sloping Level

Zoning Code C-2SU GC CB11 HC (Franklin) EMP

Water Yes Yes Yes Yes Yes

Sewer Yes Yes Yes Yes Yes

$11.48 $11.54 $9.77 $8.42

Fee Simple Fee Simple Fee Simple Fee Simple

– – – –

Cash to seller Cash to seller Cash to seller Cash to seller

– – – –

Arm's Length Arm's Length Arm's Length Arm's Length

– – – –

Market Conditions 2/28/2017 Dec-16 Nov-15 Nov-15 Aug-15

Annual % Adjustment 2% – 3% 3% 3%

$11.48 $11.89 $10.06 $8.67

-20% -20% -10% -10%

– – – –

– – – –

– – – –

– – – –

– – – –

Net $ Adjustment -$2.30 -$2.38 -$1.01 -$0.87

Net % Adjustment -20% -20% -10% -10%

Final Adjusted Price $9.18 $9.51 $9.06 $7.80

Overall Adjustment -20% -18% -7% -7%

Average

Indicated Value

$7.80 - $9.51

$8.89

$9.00

Zoning

Utilities

Access/Exposure

Size

Price per Square Foot

Property Rights

Financing Terms

Conditions of Sale

Cumulative Adjusted Price

% Adjustment

% Adjustment

% Adjustment

Location

Shape and Topography

Range of Adjusted Prices

 

Land Value Conclusion 

Prior to adjustment, the sales reflect a range of $8.42 - $11.54 per square foot. After adjustment, the 
range is narrowed to $7.80 - $9.51 per square foot, with an average of $8.89 per square foot. We give 
greatest weight to sale 3 as it is located in proximity to the subject and is considered the best indicator 
of value. We arrive at a land value conclusion as follows: 
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Sales Comparison Approach 33 

Land 

Land Value Conclusion 

Indicated Value per Square Foot $9.00

Subject Square Feet 392,040

Indicated Value $3,528,360

Adjustments

Limited Utility of Two Acres -$550,000

Total Adjustments -$550,000

Indicated Value $2,978,360

Rounded $2,980,000
 

We have made a limited utility adjustment for the two acres negatively impacted by the residential 
deed restriction. Limited utility land typically sells for 50% to 90% less than unaffected land areas. We 
have applied a 70% discount to the subject two acres that are deed restricted. Therefore, the two 
acres is valued at $2.70 per square foot, while the seven remaining acres are valued at $9.00 per 
square foot. Therefore, our limited utility adjustment is $548,856, or $550,000 rounded ($9.00SF - 
$2.70SF = $6.30SF x 87,120SF).   

We are aware of a 5.00 acre land sale at 205 Siler Road that sold on January 1, 2016 for $340,000, or 
$1.56 per square foot. The buyer has plans to construct a 60-unit affordable housing development. 
This transaction was not included due to its different highest and best use and location along Siler 
Road. 

We are also aware of an 8.75 acre land sale at Sawmill Village that sold on February 5, 2014 for 
$748,000, or $1.96 per square foot. The buyer and seller were related and it was not considered an 
arm’s length transaction. According to the broker, he thinks that property was appraised later in 2015 
for well over $1,500,000. This piece of land is also behind current retail development and less visible 
than the subject property. 

Brokers we spoke with stated that the area around Georgia Road and Sawmill Village has historically 
been the main commercial center of town and fairly comparable to what the area near the subject is 
trying to move towards with Walmart and the other retailers in the area. There just have not been 
many arm’s length transaction of any size to compare with the subject other than the Ingles land sale 
which is used in our analysis above. Smaller parcel sales that are less than two acres have sold 
anywhere from $10.00 to $17.00 per square foot over the last three years. 

One broker we spoke with from Markham Bankston Realtors stated that it was difficult to place a 
value on the subject land due to its size and location near the Walmart and lack of recent 
comparables. He indicated that the tax assessments have been pretty accurate lately and they have 
recently been doing a good job on commercial land. He indicated that the 4.27 acre piece at Franklin 
Commons (beside Walmart) is currently assessed for 2,562,000, or $13.77 per square foot.  

We are aware that the owner has been approached with an offer to purchase 14 acres (which includes 
the subject nine acres) for $3,000,000, or $4.92 per square foot. Based on our market value 
conclusion, the offer to purchase on a per unit basis is low.
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Reconciliation and Conclusion of Value 34 

Land 

Reconciliation and Conclusion of Value 
As discussed previously, we use only the sales comparison approach in developing an opinion of value 
for the subject. The cost and income approaches are not applicable, and are not used. 

Based on the preceding valuation analysis and subject to the definitions, assumptions, and limiting 
conditions expressed in the report, our value opinion follows: 

Value Conclusion

Appraisal Premise Interest Appraised Date of Value Value Conclusion

Market Value As Is Fee Simple February 28, 2017 $2,980,000
 

Extraordinary Assumptions and Hypothetical Conditions

1. The subject land area is a portion of a larger parcel currently owned by Duke Energy Corporation. We have relied 

on information provided by the client stating that the subject land area to be appraised is 9.00 acres as drawn 

on the "Dowdle Mountain Excess Land Exhibit" which we have included in this report. We assume the land area 

is correct and there are no adverse easements or restrictions that would apply to the subject property.

2. Based on conversations with Mr. Justin Setzer, Town Planner, the site will  l ikely be rezoned to C-2SU once 

requested by the owners.

3. Based on conversations with Mr. Tommy Jenkins, Macon County EDC Director, the subject's 9 acres stil l  has a 

portion of land area that is deed restricted for residential use. Mr. Jenkins said that a survey and study would 

need to be conducted, but he estimates that approximately two acres are affected. Although requested, a survey 

was not provided and the deed history of the subject property could not be determined. We recommend a title 

search be completed, but for purposes of our analysis we have assumed that 2.0 acres of the 9.0 acres are deed 

restricted and prohibited for commercial use.

1. There are none.

The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A 

hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but is supposed 

for the purpose of analysis.

The value conclusions are subject to the following extraordinary assumptions that may affect the assignment 

results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be 

false as of the effective date of the appraisal, we reserve the right to modify our value conclusions.

 

Exposure Time 

Exposure time is the length of time the subject property would have been exposed for sale in the 
market had it sold on the effective valuation date at the concluded market value. Based on the 
concluded market value stated previously, it is our opinion that the probable exposure time is 12 
months. 

Marketing Period 

Marketing time is an estimate of the amount of time it might take to sell a property at the concluded 
market value immediately following the effective date of value. We estimate the subject’s marketing 
period at 12 months. 
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Certification 35 

Land 

Certification 

We certify that, to the best of our knowledge and belief: 

1. The statements of fact contained in this report are true and correct. 

2. The reported analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions, and are our personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

3. We have no present or prospective interest in the property that is the subject of this report 
and no personal interest with respect to the parties involved. 

4. We have not performed any services, as an appraiser or in any other capacity, regarding the 
property that is the subject of this report within the three-year period immediately preceding 
acceptance of this assignment. 

5. We have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 

6. Our engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

7. Our compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal. 

8. Our analyses, opinions, and conclusions were developed, and this report has been prepared, 
in conformity with the Uniform Standards of Professional Appraisal Practice as well as 
applicable state appraisal regulations. 

9. The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Code of Professional Ethics and Standards of Professional 
Appraisal Practice of the Appraisal Institute. 

10. The use of this report is subject to the requirements of the Appraisal Institute relating to 
review by its duly authorized representatives. 

11. J. Todd Neal, MAI, made a personal inspection of the property that is the subject of this 
report. M. Scott Smith, MAI, has not personally inspected the subject.  

12. No one provided significant real property appraisal assistance to the persons signing this 
certification. 

13. We have experience in appraising properties similar to the subject and are in compliance with 
the Competency Rule of USPAP. 
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Certification 36 

Land 

14. As of the date of this report, J. Todd Neal, MAI and M. Scott Smith, MAI have completed the 
continuing education program for Designated Members of the Appraisal Institute.  

 

J. Todd Neal, MAI 
Certified General Real Estate Appraiser 
North Carolina Certificate # A7213 

M. Scott Smith, MAI 
State Certified General Real Estate Appraiser 
North Carolina Certificate # A7627 
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Assumptions and Limiting Conditions 37 

Land 

Assumptions and Limiting Conditions 

This appraisal and any other work product related to this engagement are limited by the following 
standard assumptions, except as otherwise noted in the report: 

1. The title is marketable and free and clear of all liens, encumbrances, encroachments, 
easements and restrictions. The property is under responsible ownership and competent 
management and is available for its highest and best use. 

2. There are no existing judgments or pending or threatened litigation that could affect the value 
of the property. 

3. There are no hidden or undisclosed conditions of the land or of the improvements that would 
render the property more or less valuable. Furthermore, there is no asbestos in the property. 

4. The revenue stamps placed on any deed referenced herein to indicate the sale price are in 
correct relation to the actual dollar amount of the transaction. 

5. The property is in compliance with all applicable building, environmental, zoning, and other 
federal, state and local laws, regulations and codes. 

6. The information furnished by others is believed to be reliable, but no warranty is given for its 
accuracy. 

This appraisal and any other work product related to this engagement are subject to the following 
limiting conditions, except as otherwise noted in the report: 

1. An appraisal is inherently subjective and represents our opinion as to the value of the 
property appraised. 

2. The conclusions stated in our appraisal apply only as of the effective date of the appraisal, and 
no representation is made as to the effect of subsequent events. 

3. No changes in any federal, state or local laws, regulations or codes (including, without 
limitation, the Internal Revenue Code) are anticipated. 

4. No environmental impact studies were either requested or made in conjunction with this 
appraisal, and we reserve the right to revise or rescind any of the value opinions based upon 
any subsequent environmental impact studies. If any environmental impact statement is 
required by law, the appraisal assumes that such statement will be favorable and will be 
approved by the appropriate regulatory bodies. 

5. Unless otherwise agreed to in writing, we are not required to give testimony, respond to any 
subpoena or attend any court, governmental or other hearing with reference to the property 
without compensation relative to such additional employment. 

6. We have made no survey of the property and assume no responsibility in connection with 
such matters. Any sketch or survey of the property included in this report is for illustrative 
purposes only and should not be considered to be scaled accurately for size. The appraisal 
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Assumptions and Limiting Conditions 38 

Land 

covers the property as described in this report, and the areas and dimensions set forth are 
assumed to be correct. 

7. No opinion is expressed as to the value of subsurface oil, gas or mineral rights, if any, and we 
have assumed that the property is not subject to surface entry for the exploration or removal 
of such materials, unless otherwise noted in our appraisal. 

8. We accept no responsibility for considerations requiring expertise in other fields. Such 
considerations include, but are not limited to, legal descriptions and other legal matters such 
as legal title, geologic considerations such as soils and seismic stability; and civil, mechanical, 
electrical, structural and other engineering and environmental matters. Such considerations 
may also include determinations of compliance with zoning and other federal, state, and local 
laws, regulations and codes. 

9. The distribution of the total valuation in the report between land and improvements applies 
only under the reported highest and best use of the property. The allocations of value for land 
and improvements must not be used in conjunction with any other appraisal and are invalid if 
so used. The appraisal report shall be considered only in its entirety. No part of the appraisal 
report shall be utilized separately or out of context. 

10. Neither all nor any part of the contents of this report (especially any conclusions as to value, 
the identity of the appraisers, or any reference to the Appraisal Institute) shall be 
disseminated through advertising media, public relations media, news media or any other 
means of communication (including without limitation prospectuses, private offering 
memoranda and other offering material provided to prospective investors) without the prior 
written consent of the persons signing the report. 

11. Information, estimates and opinions contained in the report and obtained from third-party 
sources are assumed to be reliable and have not been independently verified. 

12. Any income and expense estimates contained in the appraisal report are used only for the 
purpose of estimating value and do not constitute predictions of future operating results. 

13. If the property is subject to one or more leases, any estimate of residual value contained in 
the appraisal may be particularly affected by significant changes in the condition of the 
economy, of the real estate industry, or of the appraised property at the time these leases 
expire or otherwise terminate. 

14. Unless otherwise stated in the report, no consideration has been given to personal property 
located on the premises or to the cost of moving or relocating such personal property; only 
the real property has been considered. 

15. The current purchasing power of the dollar is the basis for the values stated in the appraisal; 
we have assumed that no extreme fluctuations in economic cycles will occur. 

16. The values found herein are subject to these and to any other assumptions or conditions set 
forth in the body of this report but which may have been omitted from this list of Assumptions 
and Limiting Conditions. 

17. The analyses contained in the report necessarily incorporate numerous estimates and 
assumptions regarding property performance, general and local business and economic 

ELEC
TR

O
N
IC
ALLY

FILED
-2017

August30
3:58

PM
-SC

PSC
-D

ocket#
2017-280-E

-Page
52

of85



Assumptions and Limiting Conditions 39 

Land 

conditions, the absence of material changes in the competitive environment and other 
matters. Some estimates or assumptions, however, inevitably will not materialize, and 
unanticipated events and circumstances may occur; therefore, actual results achieved during 
the period covered by our analysis will vary from our estimates, and the variations may be 
material. 

18. The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not 
made a specific survey or analysis of the property to determine whether the physical aspects 
of the improvements meet the ADA accessibility guidelines. We claim no expertise in ADA 
issues, and render no opinion regarding compliance of the subject with ADA regulations. 
Inasmuch as compliance matches each owner’s financial ability with the cost to cure the non-
conforming physical characteristics of a property, a specific study of both the owner’s financial 
ability and the cost to cure any deficiencies would be needed for the Department of Justice to 
determine compliance. 

19. The appraisal report is prepared for the exclusive benefit of the Client, its subsidiaries and/or 
affiliates. It may not be used or relied upon by any other party. All parties who use or rely 
upon any information in the report without our written consent do so at their own risk. 

20. No studies have been provided to us indicating the presence or absence of hazardous 
materials on the subject property or in the improvements, and our valuation is predicated 
upon the assumption that the subject property is free and clear of any environment hazards 
including, without limitation, hazardous wastes, toxic substances and mold. No 
representations or warranties are made regarding the environmental condition of the subject 
property. Integra Realty Resources – Raleigh, Integra Realty Resources, Inc., Integra Strategic 
Ventures, Inc. and/or any of their respective officers, owners, managers, directors, agents, 
subcontractors or employees (the “Integra Parties”), shall not be responsible for any such 
environmental conditions that do exist or for any engineering or testing that might be 
required to discover whether such conditions exist. Because we are not experts in the field of 
environmental conditions, the appraisal report cannot be considered as an environmental 
assessment of the subject property. 

21. The persons signing the report may have reviewed available flood maps and may have noted 
in the appraisal report whether the subject property is located in an identified Special Flood 
Hazard Area. We are not qualified to detect such areas and therefore do not guarantee such 
determinations. The presence of flood plain areas and/or wetlands may affect the value of the 
property, and the value conclusion is predicated on the assumption that wetlands are non-
existent or minimal. 

22. Integra Realty Resources – Raleigh is not a building or environmental inspector. Integra 
Raleigh does not guarantee that the subject property is free of defects or environmental 
problems. Mold may be present in the subject property and a professional inspection is 
recommended. 

23. The appraisal report and value conclusions for an appraisal assume the satisfactory 
completion of construction, repairs or alterations in a workmanlike manner. 

24. It is expressly acknowledged that in any action which may be brought against any of the 
Integra Parties, arising out of, relating to, or in any way pertaining to this engagement, the 
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Assumptions and Limiting Conditions 40 

Land 

appraisal reports, and/or any other related work product, the Integra Parties shall not be 
responsible or liable for any incidental or consequential damages or losses, unless the 
appraisal was fraudulent or prepared with intentional misconduct. It is further acknowledged 
that the collective liability of the Integra Parties in any such action shall not exceed the fees 
paid for the preparation of the appraisal report unless the appraisal was fraudulent or 
prepared with intentional misconduct. Finally, it is acknowledged that the fees charged herein 
are in reliance upon the foregoing limitations of liability. 

25. Integra Realty Resources – Raleigh, an independently owned and operated company, has 
prepared the appraisal for the specific intended use stated elsewhere in the report. The use of 
the appraisal report by anyone other than the Client is prohibited except as otherwise 
provided. Accordingly, the appraisal report is addressed to and shall be solely for the Client’s 
use and benefit unless we provide our prior written consent. We expressly reserve the 
unrestricted right to withhold our consent to your disclosure of the appraisal report or any 
other work product related to the engagement (or any part thereof including, without 
limitation, conclusions of value and our identity), to any third parties. Stated again for 
clarification, unless our prior written consent is obtained, no third party may rely on the 
appraisal report (even if their reliance was foreseeable).  

26. The conclusions of this report are estimates based on known current trends and reasonably 
foreseeable future occurrences. These estimates are based partly on property information, 
data obtained in public records, interviews, existing trends, buyer-seller decision criteria in the 
current market, and research conducted by third parties, and such data are not always 
completely reliable. The Integra Parties are not responsible for these and other future 
occurrences that could not have reasonably been foreseen on the effective date of this 
assignment. Furthermore, it is inevitable that some assumptions will not materialize and that 
unanticipated events may occur that will likely affect actual performance. While we are of the 
opinion that our findings are reasonable based on current market conditions, we do not 
represent that these estimates will actually be achieved, as they are subject to considerable 
risk and uncertainty. Moreover, we assume competent and effective management and 
marketing for the duration of the projected holding period of this property. 

27. All prospective value opinions presented in this report are estimates and forecasts which are 
prospective in nature and are subject to considerable risk and uncertainty. In addition to the 
contingencies noted in the preceding paragraph, several events may occur that could 
substantially alter the outcome of our estimates such as, but not limited to changes in the 
economy, interest rates, and capitalization rates, behavior of consumers, investors and 
lenders, fire and other physical destruction, changes in title or conveyances of easements and 
deed restrictions, etc. It is assumed that conditions reasonably foreseeable at the present 
time are consistent or similar with the future. 
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Assumptions and Limiting Conditions 41 

Land 

28. The appraisal is also subject to the following: 

Extraordinary Assumptions and Hypothetical Conditions

1. The subject land area is a portion of a larger parcel currently owned by Duke Energy Corporation. We have relied 

on information provided by the client stating that the subject land area to be appraised is 9.00 acres as drawn 

on the "Dowdle Mountain Excess Land Exhibit" which we have included in this report. We assume the land area 

is correct and there are no adverse easements or restrictions that would apply to the subject property.

2. Based on conversations with Mr. Justin Setzer, Town Planner, the site will  l ikely be rezoned to C-2SU once 

requested by the owners.

3. Based on conversations with Mr. Tommy Jenkins, Macon County EDC Director, the subject's 9 acres stil l  has a 

portion of land area that is deed restricted for residential use. Mr. Jenkins said that a survey and study would 

need to be conducted, but he estimates that approximately two acres are affected. Although requested, a survey 

was not provided and the deed history of the subject property could not be determined. We recommend a title 

search be completed, but for purposes of our analysis we have assumed that 2.0 acres of the 9.0 acres are deed 

restricted and prohibited for commercial use.

1. There are none.

The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A 

hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but is supposed 

for the purpose of analysis.

The value conclusions are subject to the following extraordinary assumptions that may affect the assignment 

results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be 

false as of the effective date of the appraisal, we reserve the right to modify our value conclusions.
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Addendum A 

Appraiser Qualifications 
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J. Todd Neal, MAI   Charlotte 

Integra Realty Resources 

irr.com 

T 704-376-0295 
F 704-342-3704 

214 W. Tremont Avenue 
Suite 200 
Charlotte, NC 28203 

 

Experience 

Senior Analyst with Integra Realty Resources - Charlotte. Began appraisal career in October 
2006, working for Integra Realty Resources - Charlotte after employment as an Insurance and 
Financial Products Specialist with State Farm Insurance.  
 
Has appraised a wide variety of property types and through the participation of numerous 
assignments developed particular strengths and expertise in the valuation of vacant parcels of 
land, office buildings, industrial buildings, mixed use, and special purpose properties including 
religious institutions and schools. 

Professional Activities & Affiliations 

Appraisal Institute, Member (MAI) , June 2014  

Licenses 
North Carolina, Certified General Real Estate Appraiser, A7213, Expires June 2017 

South Carolina, Real Estate Appraiser, CG6711, Expires June 2018 

Education 
B. S. Degree, Finance; Risk Management and Insurance; Real Estate, Appalachian State, Boone, NC 
(1997) 
 
 
Appraisal courses completed are as follows: 
 
R-1 Introduction to Real Estate Appraisal 
Creative Education, LLC, Gastonia, NC  
 
R-2, Valuation Principles and Practices 
Central Piedmont Community College, Charlotte, NC 
 
R-3, Applied Residential Property Valuation 
Central Piedmont Community College, Charlotte, NC 
 
USPAP, Uniform Standards of Professional Appraisal Practice 
Appraisal Schools by M. Curtis West, Charlotte, NC 
 
G-1, Introduction to Income Property Appraisal 
North Carolina Real Estate Education, Inc., Charlotte, NC 
 
G-2, Advanced Income Capitalization Procedures 
North Carolina Real Estate Education, Inc., Charlotte, NC 
 
G-3, Applied Income Property Valuation 
North Carolina Real Estate Education, Inc., Charlotte, NC 
 
510, Advanced Income Capitalization 
520, General Market Analysis & Highest and Best Use 
530, Advanced Sales Comparison and Cost Approaches 
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J. Todd Neal, MAI   Charlotte 

Integra Realty Resources 

irr.com 

T 704-376-0295 
F 704-342-3704 

214 W. Tremont Avenue 
Suite 200 
Charlotte, NC 28203 

 

Education (Cont'd) 
540, Report Writing and Valuation Analysis 
550, Advanced Applications 
Business Practices and Ethics 
General Comprehensive Exam (January 2014) 
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M. Scott Smith, MAI   Raleigh 

Integra Realty Resources 

irr.com 

T 919.847.1717 
F 919.847.1714 

8382 Six Forks Rd. 
Suite 200 
Raleigh, NC 27615 

 

Experience 

Director with Integra Realty Resources - Raleigh. Began appraisal career in September, 2007, 
working for Integra Realty Resources - Charlotte after employment as a mortgage loan officer. 
 
Specializes in multifamily valuation but has appraised a wide variety of property types including 
but not limited to: vacant land, industrial, manufacturing and distribution facilities, single and 
multi-tenant retail properties, general and medical offices, subdivision analyses, gas marts, 
proposed and existing mixed use developments, and several various special purpose properties. 

Professional Activities & Affiliations 

Appraisal Institute, Member (MAI) , August 2014  

Licenses 
North Carolina, State Certified General Real Estate Appraiser, A7627, Expires June 2017 
Virginia, State Certified General Real Estate Appraiser, 4001 016353, Expires October 2018 

Education 
B. S. Degree, Agriculture Business Management, NC State, Raleigh, NC (2004) 
 
 
Appraisal courses completed are as follows: 
 
 
R-1 Introduction to Real Estate Appraisal 
R-2, Valuation Principles and Practices 
R-3, Applied Residential Property Valuation 
USPAP, Uniform Standards of Professional Appraisal Practice 
Statistics, Modeling and Finance 
Argus Discounted Cash Flow Software 
General Appraiser Sales Comparison Approach  
General Appraiser Site Valuation and Cost Approach  
General Appraiser Report Writing and Case Studies  
General Appraiser Income Approach, Part I 
General Appraiser Income Approach, Part II 
General Appraiser Market Analysis and Highest and Best Use 
Expert Witness for Commercial Appraisers 
Commercial Appraisal Review 
Business Practices and Ethics 
Advanced Income Capitalization 
Advanced Market Analysis and Highest and Best Use 
Quantitative Analysis 
Advanced Concepts and Case Studies 

ssmith@irr.com  -  (919)847-1717 
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NORTH CAROLINA APPRAISAL BOARD

APPRAISER QUALIFICATION CARD
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About IRR 

Integra Realty Resources, Inc. (IRR) provides world-class commercial real estate valuation, counseling, 
and advisory services. Routinely ranked among leading property valuation and consulting firms, we are 
now the largest independent firm in our industry in the United States, with local offices coast to coast 
and in the Caribbean. 

IRR offices are led by MAI-designated Senior Managing Directors, industry leaders who have over 25 
years, on average, of commercial real estate experience in their local markets. This experience, 
coupled with our understanding of how national trends affect the local markets, empowers our clients 
with the unique knowledge, access, and historical perspective they need to make the most informed 
decisions. 

Many of the nation's top financial institutions, developers, corporations, law firms, and government 
agencies rely on our professional real estate opinions to best understand the value, use, and feasibility 
of real estate in their market. 

Local Expertise...Nationally! 

irr.com 
 

ELEC
TR

O
N
IC
ALLY

FILED
-2017

August30
3:58

PM
-SC

PSC
-D

ocket#
2017-280-E

-Page
61

of85

http://www.irr.com/


Addenda 

Land 

Addendum B 

Property Information 

ELEC
TR

O
N
IC
ALLY

FILED
-2017

August30
3:58

PM
-SC

PSC
-D

ocket#
2017-280-E

-Page
62

of85



Book R-34 Page 123

2011007887
MACON CO, NC FEE $26 00
PRESENTED & RECORDED:

11-30-2011 10:08:30 AM
TODD RABY
REGISTER OF DEEDS

BY: JANA SMITH

DEPUTY

BK: CRP R-34

PG: 123-129

(ABOVE THIS LINE FOR REGISTER OF DEEDS USE ONLY)

Prepared By and Return To: Kevin G. Mahoney, Assistant Attorney General, North Carolina

Department ofJustice, 42 N. French Broad Avenue, Asheville, NC 28801

IN THE GENERAL COURT OF JUSTICE

SUPERIOR COURT DIVISION

10-CVS-526

NORTH CAROLINA

MACON COUNTY

DEPARTMENT OF TRANSPORTATION,

Plaintiff,

CONSENT JUDGMENT

v.

DUKE ENERGY CAROLINAS, LLC,

Defendant.

THIS CAUSE coming on to be heard and being heard before the undersigned Judge of the

Superior Court and it appearing to the Court and the Court finding as fact:

That this action was duly instituted on the 16th day of August 2010 by the issuance of

Summons, filing ofa Complaint and Declaration ofTaking and Notice ofDeposit and by the deposit

of FOUR HUNDRED SIXTY THREE THOUSAND, FOUR HUNDRED TWENTY FIVE

($463,425.00) DOLLARS as estimated just compensation; that Summons was duly served on the

20I0-CVS-526

Macon County
Project 40118.2 1 (R-4748), Parcel 012

AG TR-09-00403

2011-2011007887
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Book R-34 Page 124

defendant, Duke Energy Carolinas, LLC, together with a copy of the Complaint and Declaration of

Taking and Notice ofDeposit on the 24th day ofAugust, 2010; that the defendant filed answer within

time permitted by law.

That the defendant is the only party who has or claims to have an interest in the property

. described in the Complaint and Declaration ofTaking, and the title to the property is not in dispute;

that as of the date of the institution of this action, the property described in the Complaint and

Declaration ofTaking, and Amended Complaint filed herewith, was subject only to such liens and

encumbrances as were set forth in Exhibit "A" ofthe Complaint and Declaration ofTaking; That all

parties who are necessary to the determination of this action are properly before the Court; and that

the defendants are under no legal disability.

That now, the defendant and the plaintiff have reached an agreement whereby the plaintiff

has agreed to pay and the defendant has agreed to accept the additional sum ofTHREE HUNDRED

EIGHTY NINE THOUSAND, FIVE HUNDRED SEVENTY FIVE ($389,575.00) DOLLARS, as

complete and final settlement ofall claims in this action and asjust compensation pursuant to Article

9, Chapter 1 36, ofthe North Carolina General Statutes for the appropriation ofthe interests and areas

as set forth in the Complaint and Declaration of Taking, and as hereinafter more particularly

described; for any and all claims for interest and costs; for any and all damages caused by the

acquisition for the construction of Department of Transportation Project ID # R-4748 (WBS#

40118.2.1), Macon County; and for the past and future use thereof by the Department of

Transportation, its successors and assigns, for all purposes for which the said Department of

Transportation is authorized by law to subject the same.

NOW, THEREFORE, IT IS ORDERED, ADJUDGED, AND DECREED:

1 . That the Department of Transportation, the plaintiff herein, was entitled to acquire

and did acquire, free and clear of all encumbrances, on the 16th day of August 2010, by the filing

of a Complaint and Declaration of Taking and Notice of Deposit, and Amended Complaint filed

herewith, together with the deposit of FOUR HUNDRED SIXTY THREE THOUSAND, FOUR

HUNDRED TWENTY FIVE ($463,425 .00) DOLLARS, those certain interests or estates and areas,

hereinafter more particularly described, in, over, upon, and across the property ofthe defendants; and

that said property of the defendants is described as follows:

Being all of that tract of land more particularly described in that certain

MEMORANDUM OF ACTION captioned "DEPARTMENT OF

TRANSPORTATION, Plaintiff, v. DUKE ENERGY CAROLINAS, LLC,

Defendant," recorded in the Office of the Register of Deeds for Macon County in

Book CRP V-33, Page 1547-1548, reference to which MEMORANDUM OF

ACTION is made for a more particular description ofsaid property ofthe defendants.

That the interests or estates acquired in, over, upon, and across the hereinabove

described property of the defendants are described as follows:
2.

Project 401 18.2.1 (R-4748), Parcel 012

AG TR-09-00403 .

2010-CVS-526

-2- Macon County
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Book R-34 Page 125

INTERESTS OR ESTATE TAKEN;

Fee simple title to right ofway, and a slope easement for providing lateral support

to the highway, or land adjacent thereto, which easement area will revert to the owner

at such time as said owners lowers or raises the elevation ofthe land adjacent to said

highway to the extent that such lateral support is no longer needed and, in addition,

a temporary construction easement to continue until the completion of the project,

at which time said temporary construction easement area will revert to the owner.

3 . That the areas acquired in, over, upon and across the herein above described property are

accurately shown upon a map, entitled "PROPERTY DESCRIBED IN CIVIL ACTION ENTITLED

STATE OF NORTH CAROLINA DEPARTMENT OF TRANSPORTATION VS. DUKE ENERGY

CAROLENAS, LLC, MACON COUNTY, 2010-CVS-526," as Parcel 12 filed by the plaintiff

herewith to include survey lines and station numbers as are delineated on the Master Plans for

Department ofTransportation Project I.D.# R-4748 (WBS# 401 1 8.2.1) as Parcel # 12, on file in the

Right-of-Way Branch of the Department of Transportation, Transportation Building, in Raleigh,

North Carolina, and also on a copy of said project plans which are or will be recorded, as required

by law, in the office of the Register ofDeeds of Macon County, to which plans reference is hereby

made for greater certainty ofthe areas and interests herein conveyed, and said areas and interests are

described by metes and bounds as follows:

NEW RIGHT OF WAY # 1 :

BEGINNING at Point "2" being N 26° 03' 43" W 85.00 ft. from -L- 41+35.00, thence N

57A07'12" E 335.97 ft. to point "3"; thence N 34° 07' 48" E 241.40 ft. to point "4"; thence along a

curve turning to the right, having a radius of960.0000 ft. and having a chord with a bearing ofN 42 0

06' 48" E and a chord distance of 522.05 ft., an arc distance of 528.71 ft. along said curve to point

"6", thence N 57°53' 27" E 205.1 7 ft. to point "8"; thence along a curve turning to the left, having

a radius of217.0000 ft. and having a chord with a bearing of S 33° 58' 04" E and a chord distance

of 123.95 ft., an arc distance of 125.70 ft. along said curve to point "9", thence S50°33' 38" E 10.46

ft. to point "10"; thence S 33° 36' 13" W 17.99 ft. to point "11"; thence along a curve turning to the

right, having a radius of 975.0000 ft. and having a chord with a bearing of S 35 ° 07' 19" W and a

chord distance of 51.67 ft., an arc distance of 51.68 ft. along said curve to point "12", thence S 36°

34' 05" W 2.77 ft. to point "13"; thenceN 32° 06' 36" W 42.22 ft. to point "14"; thence S 57° 53' 27"

W 145.87 ft. to point " 1 5"; thence along a curve turning to the left, having a radius of 840.0000 ft.

and having a chord with a bearing of S 42° 06' 48" W and a chord distance of 456.80 ft., an arc

distance of462.62 ft. along said curve to point " 1 7", thence along a curve turning to the right, having

a radius of 1 01 0.0000 ft. and having a chord with a bearing of S 34 0 07' 48" W and a chord distance

of 273.95 ft., an arc distance of 274.79 ft. along said curve to point "18", thence S 34° 56' 00" W

265.19 ft. to point "19"; thence along a curve turning to the right, having a radius of 1075.0000 ft.

and having a chord with a bearing of S 59° 59' 41" W and a chord distance of 146.12 ft., an arc

distance of 146.24 ft. along said curve to point "20", thence N 55° 57' 53" W 149.33 ft. to point

Project 401 18.2.1 (R-4748), Parcel 012

AG TR-09-00403

2010-CVS-526

-3- Macon County
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Book R-34 Page 126

"334"; thence N 57° 19' 17"W 121.54 ft. to point " 1"; thence N 73° 37' 52" E 138.62 ft. to point "2";

returning to the place ofBEGINNING, containing 199533 sq. ft., 4.581 ac., more or less.

NEW RIGHT OF WAY # 2:

BEGINNING at Point "21 " being N 43° 28' 09" W 25.00 ft. from -Y4- 1 1+00.00, thence N

43° 28' 09" W 20.00 ft. to point "22"; thence N 46° 31* 51 " E 90.69 ft. to point "23"; thence along

a curve turning to the right, having a radius of 1045.0000 ft. and having a chord with a bearing of

N 49° 20* 38" E and a chord distance of 102.58 ft., an arc distance of 102.62 ft along said curve to

point "24", thence along a curve turning to the right, having a radius of 1050.0000 ft. and having a

chord with a bearing of S 41 ° 41' 18" W and a chord distance of 177.28 ft., an arc distance of 177.49

ft. along said curve to point "25", thence S 46° 31' 51" W 16.49 ft. to point "21"; returning to the

place ofBEGINNING, containing 2812 sq. ft., 0.065 ac., more or less.

NEW RIGHT OF WAY # 3:

BEGINNING at Point "28" being S 29° 32' 42" E 165.00 ft. from -Y3- 1 1+25.00, thence N

29° 32' 42" W 44.55 ft. to point "29"; thence N 62 ° 2 1 ' 38" E 427. 1 1 ft. to point "27"; thence along .

a curve turning to the right, having a radius of 3029.7900 ft. and having a chord with a bearing of

S 56° 23' 19" W and a chord distance of427.95 ft., an arc distance of428.3 1 ft. along said curve to

point "28", returning to the place ofBEGINNING, containing 1 1668 sq. ft., 0.268 ac., more or less.

NEW RIGHT OF WAY # 4:

BEGINNING at Point "27" being S 37° 38' 46" E 164.88 ft from -Y3- 15+29.99, thence N

62° 21' 39" E 7.02 ft. to point "30"; thence S 76° 04' 27" E 106.25 ft. to point "31"; thence S 40° 22'

00" E 1 17.60 ft. to point "32"; thence along a curve turning to the left, having a radius of 730.0000

ft. and having a chord with a bearing of S 22° 21' 39" W and a chord distance of 78.14 ft., an arc

distance of 78.18 ft. along said curve to point "33", thence S 19° 20' 49" W 1.19 ft. to point "26";

thence N 39° 59' 01" W 241.84 ft. to point "27"; returning to the place ofBEGINNING, containing

12733 sq. ft, 0.292 ac., more or less.

SLOPE EASEMENT:

BEGINNING at Point "42" being N 34° 28' 1 1 " W 90.79 ft. from -L- 42+74.36, thence S 57°

07' 12" W 126.48 ft. to point "2"; thence S 73° 37' 52" W 97.96 ft. to point "43"; thence N 61 ° 10'

14" W 44.73 ft. to point "34"; thence N 52° 28' 48" W 25.20 ft. to point "35"; thence N 30° 17' 42"

E 14.56 ft. to point "36"; thence N 89° 44' 18" E 29.03 ft. to point "37"; thence S 82° 29' 27" E 39.02

ft. to point "38"; thence S 88° 22' 53" E 38.68 ft. to point "39"; thence N 19° 51' 01 " E 59.99 ft. to

point "40"; thence N 79° 18' 42" E 84.38 ft. to point "41"; thence S 65° 35' 14" E 46.53 ft. to point

"42"; returning to the place of BEGINNING, containing 1 1267 sq. ft., 0.259 ac., more or less.

2010-CVS-526

Macon County
Project 401 1 8.2. 1 (R-4748), Parcel 0 1 2

AG TR-09-00403 -4-
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Book R-34 Page 127

TEMPORARY CONSTRUCTION EASEMENT #1:

BEGINNING at Point "42" being N 34° 28' 1 1" W 90.79 ft; from -L- 42+74.36, thence N

65 0 35' 14" W 46,53 ft. to point "41 thence S 79° 1 8' 42" W 84.38 ft. to point "40"; thence S 19°

51' 01" W 59.99 ft. to point "39"; thence N 88° 22' 53" W 38.68 ft. to point "38"; thence N 82° 29'

27" W 39.02 ft. to point "37"; thence S 89° 44' 18" W .29.03 ft. to point "36"; thence S 30° 17' 42"

W 14.56 ft. to point "35"; thence S 52° 28' 48" E 25.20 ft. to point "34"; thence S 61 ° 10' 14" E

44.73 ft. to point "43"; thence S 73° 37' 52" W 40.66 ft. topoint "1"; thence N 57° 19' 17" W 28.81

ft. to point "44"; thence N 16° 40' 12" W 30.98 ft. to point "45"; thence N 29° 55' 21" E 33.29 ft. .

to point "46"; thence S 84° 54' 30" E 103.61 ft. to point "47"; thence N 14° 33" 31" E 77.34 ft. to

point "48"; thence N 87° 50' 58" E 194.05 ft. topoint "49"; thence S 57° 07' 12" W 72.40 ft. topoint

"42"; returning to the place of BEGINNING, containing 8092 sq. ft., 0.186 ac., more or less.

TEMPORARY CONSTRUCTION EASEMENT #2:

BEGINNING at Point "52" being S 57° 53' 27" W 79.41 ft. from -Y2- 18+50.00, thence S

39° 59' 01" E 105.18 ft. to point "26"; thence N 47° 34' 54" W 56.23 ft. to point "51"; thence N 3 1 °

25' 59" W 50.00 ft. to point "52"; returning to the place of BEGINNING, containing 391 sq. ft.,

0.009 ac., more or less.

That the Department of Transportation^ the plaintiff herein, pay into Court the

additional sum ofTHREE HUNDRED EIGHTYNINETHOUSAND, FIVE HUNDRED SEVENTY

FIVE ($389,575.00) DOLLARS, and that said sum, together with the original deposit made'by the

plaintiff in this action, unless heretofore disbursed by order ofthe Court, be disbursed by the Clerk

to John W. Francisco, as counsel for, and for the benefit of, the defendant, Duke Energy Carolinas,

LLC, as its interests may appear. .

4.

5. That the sum of EIGHT HUNDRED FIFTY THREE THOUSAND ($853,000.00)

DOLLARS, said sum being the total amount of the original deposit plus said additional amount, is

just compensation pursuant to Article 9, Chapter 1 36, ofthe North Carolina General Statutes for the

taking ofthe herein above described interests and areas by the Department ofTransportation; for any

and all claims for interest and costs; for any and all damages caused by the acquisition for the

construction of Department of Transportation Project ID# R-4748 (WBS# 40118.2.1), Macon

County; and for the past and future use thereofby the Department ofTransportation, its successors

and assigns, for all purposes for which the said Department of Transportation is authorized by law

to subject the same. .

2010-CVS-526
Project 40 11 8.2. 1 (R-4748). Parcel 0 1 2

AG TR-09-00403 -5- Macon County

MMM

ELEC
TR

O
N
IC
ALLY

FILED
-2017

August30
3:58

PM
-SC

PSC
-D

ocket#
2017-280-E

-Page
67

of85



Book R-34 Page 128

6. That a copy of this Judgment be certified by the Clerk of Superior Court of this

county to the Register of Deeds, who shall record the same among the land records of said County.

/h day of 2011.This the

iGE OF SUPERIOR COURT-

APPROVED AND CONSENTED TO:

ROY COOPER

Attorney General

David P. Brenskelle^
Special Deputy Attorney General

Kevin G. Mahoney

Assistant Attorney Gej

Duke Energy Carolinas, LLC

By:

L-MPStTitle: £>L

J .
in W. Francisco

torney for Defendant

2010-CVS-526
Project 401 18.2.1 (R-4748), Parcel 012

AG TR-09-00403 -6- Macon County
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STATE OF NORTH CAROLINA

COUNTY OF MACON

a. of the Superior Court of Macon County, North

Carolina, do hereby certify that the foregoing is a true, accurate and correct copy of the Judgment

entered in this case entitled, "DOT v. DUKE ENERGY CAROLINAS, LLC, as taken from and

compared to the original on file in my office.

Witness my hand and the official seal, this thajfc^&ay of J/^-^2011.

d tlkC .
Clerk of Superior Court of Macon County

Franklin, North Carolina

•i>

! 9.
\

K, "

201Q-CVS-526
Project 40118.2.1 (R-4748), Parcel 012

AG TR-09-00403 -7- Macon County
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Land Sale Profile Sale No. 1 

Location & Property Identification 

Dawson Marketplace Land Property Name: 

Sub-Property Type: Commercial, Retail 

3862 Dawson Forest Rd. Address: 

Dawsonville, GA 30534 City/State/Zip: 

Dawson County: 

Suburban Market Orientation:  

IRR Event ID:   1455566 

Sale Information 

$4,650,000 Sale Price:  

$4,650,000 Effective Sale Price:  

12/20/2016 Sale Date:  
Listing Price: $6,700,000  
Sale Status: Closed 
$/Acre(Gross):  $500,000 
$/Land SF(Gross):  $11.48 
$/Acre(Usable): $500,000 
$/Land SF(Usable):  $11.48 
Grantor/Seller: James Norton 
Grantee/Buyer: Rimrock Devlin Development 

Assemblage: No 
Portfolio Sale: No 
Property Rights: Fee Simple 
Exposure Time: 47 (months) 
Financing: Cash to seller 
Document Type: Deed 
Recording No.: Book 1223 Page 596 
Verified By: Ms. Melissa Kramer Zevallos, 

MAI 

Verification Date: 02/08/2017 
Confirmation Source: Jeff Pittman - Piedmont RE 

Group 

Verification Type: Confirmed-Seller Broker 
Secondary Verific. Source: Assessor, CoStar, Deed 

Improvement and Site Data 

MSA: Atlanta-Sandy 
Springs-Roswell, GA 

9.30/9.30 Acres(Usable/Gross): 

405,108/405,108 Land-SF(Usable/Gross): 
Usable/Gross Ratio: 1.00 
Shape:  Irregular 
Topography: Level 

Corner Lot: Yes 
Zoning Code:  GC 
Zoning Desc.: General Commercial 
Source of Land Info.: Public Records 

Comments 

Sale of a vacant land site at the corner of Dawson Forest Road 
and US 19 in Dawsonville, GA.  Site had a small house on site 
at the time of sale. Buyer plans on subdividing or holding on 
for investment purposes. 

Vacant land at the corner of Dawson Forest Road and US 19 in 
Dawsonville, GA. 

Dawson Marketplace Land  
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Land Sale Profile Sale No. 2 

Location & Property Identification 

7.51 Acres Land Property Name: 

Sub-Property Type: Commercial 

273-295 Long Shoals Rd Address: 

Arden, NC 28704 City/State/Zip: 

Buncombe County: 

Suburban Market Orientation:  

IRR Event ID:   1263291 

Sale Information 

$3,775,000 Sale Price:  

$3,775,000 Effective Sale Price:  

11/06/2015 Sale Date:  
Sale Status: Closed 
$/Acre(Gross):  $502,663 
$/Land SF(Gross):  $11.54 
$/Acre(Usable): $502,663 
$/Land SF(Usable):  $11.54 
Grantor/Seller: Eddie Sasser 
Grantee/Buyer: RDA Holdings @ 291 Long 

Shoals Road LLC 

Property Rights: Fee Simple 
Financing: Cash to seller 
Document Type: Deed 
Recording No.: 5370/1372   Plat: 150/86 
Verified By: George John 
Verification Date: 03/31/2016 
Confirmation Source: Rusty Pulliam,  828-684-4344 
Verification Type: Confirmed-Seller Broker 

Improvement and Site Data 

964448114000000 Legal/Tax/Parcel ID: 

7.51/7.51 Acres(Usable/Gross): 

327,136/327,136 Land-SF(Usable/Gross): 
Usable/Gross Ratio: 1.00 
Shape:  Irregular 
Topography: Level 

Corner Lot: Yes 
Frontage Feet:  1480 
Frontage Desc.: Long Shoals Rd/ CP and L Dr 
Zoning Code:  CB11 
Flood Plain:  No 
Utilities: Electricity, Water Public, 

Sewer, Gas 

Utilities Desc.: All utilities: On Site 
Source of Land Info.: Other 

Comments 

Commercial property fronting Long Shoals Road with 27,000 
average vehicles per day. Next to Ingles and across from 
Biltmore park.One quarter mile from I-26. 

Property has combined parcel numbers into one since time of 
sale. 

7.51 Acres Land  
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Land Sale Profile Sale No. 3 

Location & Property Identification 

Ingles Land Property Name: 

Sub-Property Type: Commercial 

1281 Georgia Rd. Address: 

Franklin, NC 28734 City/State/Zip: 

Macon County: 

Suburban Market Orientation:  

IRR Event ID:   1464372 

Sale Information 

$5,546,000 Sale Price:  

$5,546,000 Effective Sale Price:  

11/02/2015 Sale Date:  
Sale Status: Closed 
$/Acre(Gross):  $425,633 
$/Land SF(Gross):  $9.77 
$/Acre(Usable): $425,633 
$/Land SF(Usable):  $9.77 
Grantor/Seller: Big Bear of North Carolina, 

LLC 

Grantee/Buyer: Ingles Markets, Inc 
Property Rights: Fee Simple 
% of Interest Conveyed: 100.00 
Financing: Cash to seller 
Terms of Sale: Arm's Length 
Document Type: Deed 
Recording No.: A-37/945 
Verified By: J. Todd Neal, MAI 
Verification Date: 03/02/2017 
Confirmation Source: Justin Setzer - City Planner 
Verification Type: Confirmed-Other 

Improvement and Site Data 

0116457 Legal/Tax/Parcel ID: 

13.03/13.03 Acres(Usable/Gross): 

567,587/567,587 Land-SF(Usable/Gross): 
Usable/Gross Ratio: 1.00 

Shape:  Irregular 
Topography: Gently Sloping 

Corner Lot: No 
Frontage Feet:  2173 
Frontage Desc.: Belden-1173', Georgia-1000' 
Zoning Code:  HC (Franklin) 
Zoning Desc.: Highway Commercial 
Flood Plain:  Yes 
Utilities: Electricity, Water Public, 

Sewer 

Source of Land Info.: Other 

Comments 

Bought to build Ingles SuperMarket 

Ingles Land  
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Land Sale Profile Sale No. 4 

Location & Property Identification 

8.737 Acres of Commercial 
Land 

Property Name: 

Sub-Property Type: Commercial, Retail 

421 Airport Rd. Address: 

Arden, NC 28704 City/State/Zip: 

Buncombe County: 

Suburban Market Orientation:  

IRR Event ID:   1367155 

Sale Information 

$3,204,000 Sale Price:  

$3,204,000 Effective Sale Price:  

08/07/2015 Sale Date:  
Sale Status: Closed 
$/Acre(Gross):  $366,716 
$/Land SF(Gross):  $8.42 
$/Acre(Usable): $366,716 
$/Land SF(Usable):  $8.42 
Grantor/Seller: Leon K. Lance and Jane F. 

Lance, husband and wife 

Grantee/Buyer: MPG Kernersville, LLC 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale: Arms Length 
Document Type: Deed 
Recording No.: 5341/1924 
Verified By: Ellie Paolantonio 
Verification Date: 07/12/2016 
Confirmation Source: Via Burgin Properties, LLC 
Verification Type: Confirmed-Buyer 

Improvement and Site Data 

MSA: Asheville, NC 

Portion of 9643-85-3911 Legal/Tax/Parcel ID: 

8.74/8.74 Acres(Usable/Gross): 

380,583/380,583 Land-SF(Usable/Gross): 

Usable/Gross Ratio: 1.00 
Shape:  Irregular 
Topography: Level 
Frontage Feet:  505 
Frontage Desc.: Airport Rd. 
Zoning Code:  EMP 
Zoning Desc.: Employment District 
Flood Plain:  No 
Utilities: Electricity, Water Public, 

Sewer, Gas 

Source of Land Info.: Public Records 

Comments 

The property was subdivided into 4 parcels which are still 
under the MPG Kernersville, LLC ownership and proposed to 
be developed with a Hobby Lobby and retail strip center. 

8.737 Acres of Commercial Land  
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Addenda 

Land 

Addendum D 

Engagement Letter 
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8382 Six Forks Road

Suite 200

Raleigh, NC 27615

Integra Realty Resources

Raleigh

T919.B47 1717

F 919.847.1714

www irr com

B
February 6, 2017

Patricia Sutton

Duke Energy Center

550 South Tryon Street

Charlotte, NC 28202

Proposal/Authorization for Valuation and Consulting Services

Three Land Tracts

(See Attachment II)

SUBJECT:

Dear Ms. Sutton:

Upon your acceptance of this letter agreement, Integra Realty Resources - Raleigh ("IRR - Raleigh"), will

prepare an appraisal of the Subject Properties.

The purpose of the appraisal is to provide an opinion of the market value of the fee simple interest in
the Subject Property. The intended use of the appraisal is for asset valuation. The use of the appraisal

by anyone other than you is prohibited. The appraisal will be prepared in conformance with and subject

to, the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal

Institute and the Uniform Standards of Professional Appraisal Practice (USPAP) developed by the

Appraisal Standards Board of the Appraisal Foundation. The Ethics Rule of USPAP requires us to disclose
to you any prior services we have performed regarding the Subject Property within a three-year period

immediately preceding the acceptance of this assignment, either as an appraiser or in any other

capacity.

In accordance with our correspondence, the scope of this assignment will require IRR - Raleigh to

consider all relevant and applicable approaches to value as determined during the course of our

research, Subject Property analysis and preparation of the report.

The appraisal will be communicated in an Appraisal Report-Standard. All work will be performed under

the supervision of the undersigned. The appraisal and this letter agreement will be subject to our

standard assumptions and limiting conditions a copy of which is attached as Attachment I.
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Patricia Sutton

Duke Energy

February 6, 2017

Page 2

IRR - Raleigh is an independently owned and operated company. The parties hereto agree that

Integra Realty Resources, Inc. ("Integra") shall not be liable for any claim arising out of or relating to

any appraisal report or any information or opinions contained therein as such appraisal report is the

sole and exclusive responsibility of IRR - Raleigh. In addition, it is expressly agreed that in any action

which may be brought against IRR - Raleigh and/or any of its officers, owners, managers, directors,

agents, subcontractors or employees (the "Integra Parties"), arising out of, relating to, or in any way

pertaining to this engagement letter, the appraisal reports or any related work product, the Integra

Parties shall not be responsible or liable for any incidental or consequential damages or losses, unless

the appraisal was fraudulent or prepared with intentional misconduct. It is further expressly agreed

that the collective liability of the Integra Parties in any such action shall not exceed the fees paid for

the preparation of the assignment (unless the appraisal was fraudulent or prepared with intentional

misconduct). It is expressly agreed that the fees charged herein are in reliance upon the foregoing

limitations of liability.

The total fee for three appraisal assignments will be $10,000 [including expenses] and the delivery date

will be March 3, 2017, but subject to extension based upon late delivery of the requested data and

scheduled access for inspection. The fees will be due and payable within 30 days of the delivery of the

reports. It is understood that simple interest of 15% per annum will accrue on any unpaid balance for

compensation due, subject to reduction pursuant to any applicable usury law. We shall also be entitled

to recover our costs (including attorneys' fees), associated with collecting any amounts owed or

otherwise incurred in connection with this assignment. If the assignment is cancelled by either party

prior to completion, you agree to pay us for all our expenses and our time to date based upon the

percentage of work completed.

One electronic copy (.pdf) of the report will be provided. Up to three copies of each appraisal report will

be provided upon request. The delivery date is contingent upon the absence of events outside our

control, timely access for inspection of the Subject Property, as well as our receipt of all requested

information necessary to complete the assignment.

Please be advised that we are not experts in the areas of building inspection (including mold),

environmental hazards, ADA compliance or wetlands. Therefore, unless we have been provided with

appropriate third party expert reports, the appraisals will assume that there are no environmental,

wetlands, or ADA compliance problems. The agreed upon fees for our services assume the absence of

such issues inasmuch as additional research and analysis may be required. If an expert is required, you

are responsible for their selection, payment and actions.

In the event that we receive a subpoena or are called to testify in any litigation, arbitration or

administrative hearing of any nature whatsoever or as a result of this engagement or the related report,

to which we are not a party, you agree to pay our then current hourly rates for such preparation and

presentation of testimony. You agree that: (i) the data collected by us in this assignment will remain our

property; and (ii) with respect to any data provided by you, IRR - Raleigh and its partner companies may

utilize, sell and include such data (either in the aggregate or individually), in the Integra database and for

use in derivative products. You agree that all data already in the public domain may be utilized on an

unrestricted basis. Finally, you agree that we may use commercially available as well as proprietary

software programs to perform your assignment (web based and others).
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Patricia Sutton

Duke Energy

February 6, 2017

Page 3

If you are in agreement with the terms set forth in this letter and wish us to proceed with the
engagement, please sign below and return one copy to us. Thank you for this opportunity to be of
service and we look forward to working with you.

Sincerely,

Integra Realty Resources - Raleigh

^ 	

M. Scott Smith, MAI

Director

Attachments

AGREED & ACCEPTED THIS DAY OF , 2017.

BY: Duke Energy

Authorized

Robert J (Bob) Earley

Manager - Real Estate

Name (Print)
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ATTACHMENT I

STANDARD ASSUMPTIONS & LIMITING CONDITIONS

The appraisal report and any work product related to the engagement will be limited by the following
standard assumptions:

1. The title is marketable and free and clear of all liens, encumbrances, encroachments, easements and

restrictions. The Subject Property is under responsible ownership and competent management and
is available for its highest and best use.

2. There are no existing judgments or pending or threatened litigation that could affect the value of

the Subject Property.

3. There are no hidden or undisclosed conditions of the land or of the improvements that would
render the Subject Property more or less valuable. Furthermore, there is no asbestos in the Subject
Property.

4. The revenue stamps placed on any deed referenced herein to indicate the sale price are in correct

relation to the actual dollar amount of the transaction.

5. The Subject Property is in compliance with all applicable building, environmental, zoning, and other
federal, state and local laws, regulations and codes.

6. The information furnished by others is believed to be reliable, but no warranty is given for its

accuracy.

The appraisal report and any work product related to the engagement will be subject to the following

limiting conditions, except as otherwise noted in the report:

1. An appraisal is inherently subjective and represents our opinion as to the value of the Subject Property
appraised.

2. The conclusions stated in our appraisal apply only as of the effective date of the appraisal, and no

representation is made as to the effect of subsequent events.

3. No changes in any federal, state or local laws, regulations or codes (including, without limitation, the
Internal Revenue Code) are anticipated.

4. No environmental impact studies were either requested or made in conjunction with this appraisal, and
we reserve the right to revise or rescind any of the value opinions based upon any subsequent
environmental impact studies. If any environmental impact statement is required by law, the appraisal
assumes that such statement will be favorable and will be approved by the appropriate regulatory
bodies.

5. Unless otherwise agreed to in writing, we are not required to give testimony, respond to any subpoena
or attend any court, governmental or other hearing with reference to the Subject Property without

compensation relative to such additional employment.

6. We have made no survey of the Subject Property and assume no responsibility in connection with such

matters. Any sketch or survey of the Subject Property included in this report is for illustrative purposes
only and should not be considered to be scaled accurately for size. The appraisal covers the Subject
Property as described in this report, and the areas and dimensions set forth are assumed to be correct.

7. No opinion is expressed as to the value of subsurface oil, gas or mineral rights, if any, and we have

assumed that the Subject Property is not subject to surface entry for the exploration or removal of such

materials, unless otherwise noted in our appraisal.

4
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8. We accept no responsibility for considerations requiring expertise in other fields. Such considerations
include, but are not limited to, legal descriptions and other legal matters such as legal title, geologic
considerations, such as soils and seismic stability, and civil, mechanical, electrical, structural and other
engineering and environmental matters. Such considerations may also include determinations of
compliance with zoning and other federal, state, and local laws, regulations and codes.

9. The distribution of the total valuation in the report between land and improvements applies only under
the reported highest and best use of the Subject Property. The allocations of value for land and
improvements must not be used in conjunction with any other appraisal and are invalid if so used. The
appraisal report shall be considered only in its entirety. No part of the appraisal report shall be utilized
separately or out of context.

10. Neither all nor any part of the contents of this report (especially any conclusions as to value, the identity
of the appraisers, or any reference to the Appraisal Institute) shall be disseminated through advertising
media, public relations media, news media or any other means of communication (including without
limitation prospectuses, private offering memoranda and other offering material provided to
prospective investors) without the prior written consent of the persons signing the report.

11. Information, estimates and opinions contained in the report and obtained from third-party sources are
assumed to be reliable and have not been independently verified.

12. Any income and expense estimates contained in the appraisal report are used only for the purpose of
estimating value and do not constitute predictions of future operating results.

13. If the Subject Property is subject to one or more leases, any estimate of residual value contained in the
appraisal may be particularly affected by significant changes in the condition of the economy, of the real
estate industry, or of the Subject Property at the time these leases expire or otherwise terminate.

14. Unless otherwise stated in the report, no consideration has been given to personal property located on
the Subject Property or to the cost of moving or relocating such personal property; only the real
property has been considered.

15. The current purchasing power of the dollar is the basis for the value stated in the appraisal; we have
assumed that no extreme fluctuations in economic cycles will occur.

16. The values found herein are subject to these and to any other assumptions or conditions set forth in the
body of this report but which may have been omitted from this list of Assumptions and Limiting
Conditions.

17. The analyses contained in the report necessarily incorporate numerous estimates and assumptions
regarding property performance, general and local business and economic conditions, the absence of
material changes in the competitive environment and other matters. Some estimates or assumptions,
however, inevitably will not materialize, and unanticipated events and circumstances may occur;
therefore, actual results achieved during the period covered by our analysis will vary from our estimates,
and the variations may be material.

18. The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not made a
specific survey or analysis of the Subject Property to determine whether the physical aspects of the
improvements meet the ADA accessibility guidelines. We claim no expertise in ADA issues, and render
no opinion regarding compliance of the Subject Property with ADA regulations. Inasmuch as compliance
matches each owner's financial ability with the cost to cure the non-conforming physical characteristics
of a property, a specific study of both the owner's financial ability and the cost to cure any deficiencies
would be needed for the Department of Justice to determine compliance.

19. The appraisal report is prepared for the exclusive benefit of you, your subsidiaries and/or affiliates. It
may not be used or relied upon by any other party. All parties who use or rely upon any information in
the report without our written consent do so at their own risk.

5

ELEC
TR

O
N
IC
ALLY

FILED
-2017

August30
3:58

PM
-SC

PSC
-D

ocket#
2017-280-E

-Page
82

of85



20. No studies have been provided to us indicating the presence or absence of hazardous materials on the
Subject Property or in the improvements, and our valuation is predicated upon the assumption that the
Subject Property is free and clear of any environment hazards including, without limitation, hazardous
wastes, toxic substances and mold. No representations or warranties are made regarding the
environmental condition of the Subject Property. IRR - Local City and/or any of its officers, owners,
managers, directors, agents, subcontractors or employees (the "Integra Parties") shall not be
responsible for any such environmental conditions that do exist or for any engineering or testing that
might be required to discover whether such conditions exist. Because we are not experts in the field of
environmental conditions, the appraisal report cannot be considered as an environmental assessment of
the Subject Property.

21. The persons signing the report may have reviewed available flood maps and may have noted in the
appraisal report whether the Subject Property is located in an identified Special Flood Hazard Area.
However, we are not qualified to detect such areas and therefore do not guarantee such
determinations. The presence of flood plain areas and/or wetlands may affect the value of the Subject
Property, and the value conclusion is predicated on the assumption that wetlands are non-existent or
minimal.

22. We are not a building or environmental inspector. The Integra Parties do not guarantee that the Subject
Property is free of defects or environmental problems. Mold may be present in the Subject Property
and a professional inspection is recommended.

23. The appraisal report and value conclusions for an appraisal assumes the satisfactory completion of
construction, repairs or alterations in a workmanlike manner.

24. IRR - Raleigh is an independently owned and operated company. The parties hereto agree that
Integra Realty Resources, Inc. ("Integra") shall not be liable for any claim arising out of or relating to
any appraisal report or any information or opinions contained therein as such appraisal report is the
sole and exclusive responsibility of IRR - Raleigh. In addition, it is expressly agreed that in any action
which may be brought against the Integra Parties arising out of, relating to, or in any way pertaining
to the engagement letter, the appraisal reports or any related work product, the Integra Parties shall
not be responsible or liable for any incidental or consequential damages or losses, unless the appraisal
was fraudulent or prepared with intentional misconduct. It is further expressly agreed that the
collective liability of the Integra Parties in any such action shall not exceed the fees paid for the
preparation of the assignment (unless the appraisal was fraudulent or prepared with intentional
misconduct). It is expressly agreed that the fees charged herein are in reliance upon the foregoing
limitations of liability.

25. IRR - Raleigh is an independently owned and operated company, which has prepared the appraisal
for the specific intended use stated elsewhere in the report. The use of the appraisal report by
anyone other than the Client is prohibited except as otherwise provided. Accordingly, the appraisal
report is addressed to and shall be solely for the Client's use and benefit unless we provide our prior
written consent. We expressly reserve the unrestricted right to withhold our consent to your
disclosure of the appraisal report or any other work product related to the engagement (or any part
thereof including, without limitation, conclusions of value and our identity), to any third parties.
Stated again for clarification, unless our prior written consent is obtained, no third party may rely on
the appraisal report (even if their reliance was foreseeable).

26. The conclusions of this report are estimates based on known current trends and reasonably
foreseeable future occurrences. These estimates are based partly on property information, data
obtained in public records, interviews, existing trends, buyer-seller decision criteria in the current
market, and research conducted by third parties, and such data are not always completely reliable.
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The Integra Parties are not responsible for these and other future occurrences that could not have
reasonably been foreseen on the effective date of this assignment. Furthermore, it is inevitable that
some assumptions will not materialize and that unanticipated events may occur that will likely affect
actual performance. While we are of the opinion that our findings are reasonable based on current
market conditions, we do not represent that these estimates will actually be achieved, as they are
subject to considerable risk and uncertainty. Moreover, we assume competent and effective

management and marketing for the duration of the projected holding period of the Subject
Property.

27. All prospective value opinions presented in this report are estimates and forecasts which are
prospective in nature and are subject to considerable risk and uncertainty. In addition to the
contingencies noted in the preceding paragraph, several events may occur that could substantially
alter the outcome of our estimates such as, but not limited to changes in the economy, interest
rates, capitalization rates, behavior of consumers, investors and lenders, fire and other physical
destruction, changes in title or conveyances of easements and deed restrictions, etc. It is assumed
that conditions reasonably foreseeable at the present time are consistent or similar with the future.

As will be determined during the course of the assignment, additional extraordinary or hypothetical
conditions may be required in order to complete the assignment. The appraisal shall also be subject to

those assumptions.
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ATTACHMENT II

Size (AC) FeeParcel ID CountyLocationProperty

44.99 $3,250

561.32 53,500

22.42 53,250

Yadkin Township

Catawba

Franklin

Stokes

Gaston

Macon

Stokes County

Catawba Cove

Dowdle Mountain

6905-00-60-3184

201275, 201274, 201273, 191727

6594337105

a
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